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Healthcare Realty Trusc’s fourteenth year as a public company has brought continued growth of the Company’s
diverse portfolio of healthcare assets. During the year, we strengthened our balance sheet and capitalized on
the Company’s development capabilities for healthcare providers in growing murkets where medical office and
outpatient facilities are in high demand. We also continued to be selective abour our acquisitions and remained
committed to profitable, long-term investments. We believe our srrategy to focus on low-risk, high-growth

investments will position the Company to generate consistent, positive performance over time.

We recently announced the Company's intention to sell its portfolio of senior living assets, further amplifying
our focus on medical office and outpatient property types. Upon che sales of the Company’s senior living
properties, more than 835 percent of our portfolio will be comprised of diverse ourpatient facility cypes.
Medical offices, ambularory care and surgery, physician clinics and other specialty types demonstrate the wide

variety of properties that characterize the low-business risk profile of our investment paortfolio.

Over the course of the year, we pursued investments in these medical office and
outpatient property types, as they are related to the rising demand for
healthcare services. While economic indicators may fluctuate from year to year,
there is a steady growth in the number of Americans secking medical
treatments on an outpatient basis. In fact, outpatient services have grown from
10 percent to almost 80 percent of all medical procedures over the last decade.
As the aged population grows, many healthcare organizations will expand and
medify their facilities to accommodate this trend. However, healtheare systems,
reluctant to invest precious capital in real estate, will still need more medical

office building capacity in order to meet the rising demand for outpatient care,

recruit new physicians on campus, and ensure future market position.

Davip R, EMERY e . . Y. .
Chairman af The Board & Therefore, the increased need for outpatient modalities to house these services
Chief Executive OQfficer

is critical.
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Revenues for 2006 totaled $204.9 million, compared with $251.8 million for 2005. Net income was $39.7
million, or $0.84 per diluted common share, compared with $52.7 million, or $1.11 per diluted common share
in 2005. Diluted funds from operations (“FFO”), composed primarily of net income and depreciation of real
estate, toraled $101.1 million, or $2.13 per diluted commeon share for the twelve months ending December 31,

2006. This compares with $107.9 million, or $2.28 per diluted common share for the same peried in 2005.

The Company discributed $2.64 per common share in total dividend payments during the calendar year 2006.
Based upon the current dividend policy, the Company expects to declare a dividend of $0.66 per share for the
first quarter of 2007. Subsequent to the anticipated sales of the Company’s senior living portfolio, the
Company intends to reset its quarterly dividend to an amount commensurate with the smaller asser base
resulting from the sales. With the proceeds of the sales, we also intend to fund the payment of a one-time
special dividend in the amount of $4.75 per share. We believe this dividend strategy reflects our exacting

investment standards, the quality of our portfolio, and our long-term perspective for meaningful growth.
HEALTHCARE IN 2006

Hospiral outpatient and physician services continue to show rapid growth in the healthcare industry, affirming
Healthcare Realty’s strategic focus on the medical office and outpatient sector. As public hospiral companies
have reported low inparient admissions volume, they have heightened their efforts to focus on waorking wich

physicians o expand ourpatient facilities and services.

The Center for Medicare and Medicaid Services (or “CMS”) recently reported the latest national healchcare
spending data from 2005, which totaled nearly $2 trillion, or 16 percent of GDP, and is projected to reach 20
percent by 2016. Hospital spending accounted for the largest portion of overall health spending growth in

2005, atcributing to a significant increase in the use of both inpatient and outpatient services.

The growth of healthcare services provided in the U.S. continues to show that the industry is driven largely by
secular trends and demographics, rather than by short-term fluctuations in healthcare provider earnings or
government reimbursement. Of the total $2 trillion in healthcare spending. only 17 percent is financed by
Medicare and 16 percent by Medicaid, which is contrary to the common perception that the majority of

healthcare revenue is dependent upon the government.

Healthcare Realty’s medical office and outpatient facility tenants — comprised of more than 2,400 physician
groups, of diverse specialties, patients, and payor mix — have, in general, a higher percentage of reimbursement
from private payors than hospitals or nursing home operators. Government reimbursement risk is also less
significant to physicians, whose earnings are estimated to be on average eight 1o twelve rimes rent, or roughly
ten times the EBITDAR (Earnings Before Interest, Taxes, Depreciation, Amortization and Rent) coverage of an
average skilled nursing operator. In addition, the growth in historical Medicare payments to physicians has been

consistently stable over time.




LooKING FORWARD

The prominence of healthcare in our economy affirms our confidence in the industry’s stability, non;cyclical
nature and compelling fundamentals that suppore long-term real estate values. The macro-dynamic of large
consumer groups requiring more healthcare services is expected to increase healthcare providers’ needs for more
capacity. These developments, combined with internal capital needs, create an environment of scrong demand

for capiral sources and real estate partners.

Since healthcare delivery continues to shift toward outpatient settings and providers are seeking new facilities
to enhance their capabilities, the Company is capiralizing on its development expertise to fulfill this niche. Of
the estimated $23 billion in new healthcare facilities developed annually, approximately 20% are ourpatient-
related properties. Historically, there has never been a period of overbuilding medical office and outpatient
property types. By the time an eleemosynary health system is committed to building a medical office/outparient
facility, it is usually several years overdue. Healthcare Realty Trust has over 15 years of experience developing,
owning and managing the types of properties that health systems need to expand their service base by saving

them vical dime and capital.
INTEGRATED REAL ESTATE SOLUTIONS

In the current healthcare environment, successful health systems realize chat access to new capiral is critical o
accomplishing their long-term mission. Prudenc systems are looking to engage experienced real estate partners
that offer flexible, lasting alternatives to meet their real estate needs. Healthcare Realty Trust seeks to acquire
and develop properties thart are strategically integrated with the present and future goals of health systems and
physicians. We utilize straightforward, flexible ownership structures thar allow health systems to redeploy

capital resources away from ancillary medical real estate, while preserving the operational control they desire.

Healthcare Realty Trust is not only a source of capital but is also functionally organized to meer health systems’
and physicians’ real estate needs. As one of the largest owners of healthcare-related real estate in the country,
the Company provides a continuum of real estate services, including construction and property management.
Our ability to incegrate internal capital with management and construction expertise adds immediate and
continuing value for our clients, ensures the success of long-term investments and differenciates Healchcare

Realey Trust from other real estate firms.

When health systems are looking to divest or monetize real estate assets, an over-emphasis can be placed on
pricing, often driven by financially leveraged, short-term buyers, particularly in the current market of low
interest rates. While pricing is an important consideration, more critically, we have found thar health systems are
concerned with establishing stable, longstanding relationships on their campuses and value Healthcare Realty
Trust’s experience, financial autonomy and long-term investment horizon to achieve this optimal investment
relationship, We believe that remaining disciplined and patient in our approach to investments serves to

maximize value to the sharcholder as well as satisfy the real estate objectives of our partner health systems.

LSNMYUL ALTVIH THYDHLITVIH / wody eouuy goor




REALTY TRUST

2006 Annual Repot i HEALTHCARE

5~

HEALTHCARE REALTY TRUST AT &4 GLANCE
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BUILDING RELATIONSHIPS AND MARKET PRESENCE

It is our intent to invest capital in medical office and outpatient properties only after understanding how interests
will be aligned to best meet a community’s strategic and clinical needs. Whether chrough our relasionships with
leading health systems or through opportunities independent from a health system, we will seek to deliver

outpatient real estate to burgeoning markets, where medical-related office space is in high demand.

Since 2003, Healthcare Realey Trust has fostered a strong relationship with Baylor Health Care System in the
expanding Dallas-Fort Worth, Texas market. Healthcare Realty Trust owns and operates more than 1.4 million
square feet of medical office space associated with Baylor, which includes two facilities thae we developed for
them in 2004 and 2005. Our relationship with Baylor continues to grow as three construction projects totaling
$67 million are underway and are expected 1o be completed later this year. Pre-development work has also

begun for two additional facilities to be located on other Baylor hospital campuses.

While more than half of our investment opportunities result from strong relationships with healch systems, we
have recently found the remainder of our opportunities to be market-driven. These opportunities — on sites that
are most often near acute-care hospitals and in areas with sapid pepulation growth — are compelling because of
fewer use and leasing restrictions, shorter development timelines, and the prospect for higher investment
returns. We are currently developing two medical office buildings in Colorade Springs for a total of $27 million
that will be completed in early 2008 and will begin construction en a $39 million project in Scottsdale,

Arizona.




Given the competirive environment for the acquisition of existing medical office buildings, Healthcare Realey
Truse is well-positioned to rake advantage of the heightened focus on medical office construction, producing
better returns and enabling the Company ro establish and develop lasting investment relationships and marker

presence.
CONSERVATIVE FINANCIAL MANAGEMENT

Healthcare Realty Trust’s conservative capital structure differentiates the Company from other REITs and
enables the Company to pursue worthy investment epportunities. The Company continues ro mainrain a low
business-risk profile through prudent use of debt. The Company’s debt-to-toral book capitalization percentage
remains among the lowest of its peers — 51% at year-end. A recent industry report ranked Healthcare Realty

Trust eighth among high-grade REITs of all sectors for its overall liquidity and debt compliance.

We believe the Company’s investment-grade credit ratings continue to validaie our invesrment approach and
g PP

the Company's ability to maintain performance in fucure years, given its operating strength, low business-risk

profile, superior capiral scrucrure and liquidicy position, and our dedication to lasting ownership of healtheare

real estarte.

The management team is pleased with Healthcare Realty Trust’s progtess and its achievements over the year,
which positioned the Company to take advantage of future growth in the stable and profitable outpatient asser
class. We are grateful to the Board of Directors and our employees for their energy and commirment, We
appreciate our sharcholders, whase support and involvement provide the roundation for the Company's

continued SUCCESS.

Sincerely yours,

/.)m'cm&w.l

David R. Emery
Chairman of the Board & CEQ
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ST. THOMAS HEART INSTITUTE/
MEDICAL PLAZA EAST
Nashville, Tennessee

"BAYLOR PAVILION I
Plang, Texas

PaLt Mom1 MepicaL CENTER
Honelulu, Hawaii

LEw1s-GaLE CLINIC
Roanoke, Virginia

Selected
PROPERTIES

SUNRISE MOUNTAIN VIEW
MEDICAL CENTER
Las Vegas, Nevada

BAPTIST WOMEN’S PHYSICIAN
OFFICE
Memphis, Tennessee

$T. LUXE’s MEDICAL
CENTER TOWERS
Sawn Anroniv, Texas

INDIANA ORTHOPAEDIC HOSPITAL
Indianapalls, Indiana

=5l

=

KeRLAN Jose MEDICAL CENTER
Los Angeles, Califernia

WADLEY AND BARNETT
MEeDical TOWERS
Dallas, Texas

BarTiST MEDICAL PLazA T & 1T
Nashville, Tennessee

YAKIMA VALLEY WEST PaviLionN I1
Yakima, Washingron




Property

LocaTIiIONS

* CORPORATE QFFICE

© INVESTMENTS®

A MANAGED PROPERTIES**

INVESTMENTS:

Alabama
Arizona
Arkansas
California
Colorado
District of Columbia
Florida
Georgia
Hawaii
Illinois
Indiana

b
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* Includes mortgage and LLC investments.

Kansas
Louisiana
Marytand
Massachusetts
Michigan
Mississippi
Missouri
Nevada

North Carolina
Ohio
Oklahoma

— —
Wo— om0 O e R B RS e —

Oregon
Pennsylvania
South Carolina
Tennessee
Texas

Utah

Virginia
Washington
Wyoming

** As of December 31, 2006, Healthcare Realcy Trust managed 109 properties of which 101 were owned.
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24

LSNHL ALTVHAY FYVIHLTYTH / medsy pnuuy goor




2006 AnnualReport f HEALTHCARE REALTY TRUST

CONTBNTS

SELECTED FINANCIAL INFORMATION

MANAGEMENT’S DISCUSSION AND ANALYSIS OF FINANCIAL
CONDITION AND RESULTS OF OPERATIONS

MANAGEMENT’S ANNUAL REPORT ON INTERNAL CONTROL OVER
FINANCIAL REPORTING

RErorTS OF INDEPENDENT REGISTERED PUBLIC ACCOUNTING FIrRM

CONSOLIDATED BALANCE SHEETS

CONSOLIDATED STATEMENTS OF INCOME

CONSOLIDATED STATEMENTS OF STOCKHOLDERS' EqQuiTy

CONSOLIDATED STATEMENTS OF CAsH FLows

NoTES TO CONSOLIDATED FINANCIAL STATEMENTS

CORPORATE INFORMATION

MANAGEMENT, BoarRD OF DIRECTORS AND CORPORATE OQFFICERS

.29

.30

.32

.33

.34

.35

.36

.66

.68




Selected Financial
INFORMATION

The following table sets forth financial information for the Company, which is derived from the Consclidated Financial Statements of

the Company:
Years Ended December 31,
{Dollars in thousands, except per share data) 2006 @ 2005w 2004 2003 @ 2002@
Statement of Income Data:
Total revenues $ 264,882 3 251,772 $ 220,196 § 171,263 $ 161,508
Total expenses $§ 229375 1 % 215881 § 179085 § 127270 0§ 122486
Income from continuing operations $ 35507 [ $ 35891 §  4L111 0§ 43993 § 39,022
Discontinued operations $ 4212 | § 16777 § 14422 § 16409 § 23,361
Net income § 39719 | § 52668 % 55533 $§ 60402 § 62,383
Per Share Data: ’
Basic:
Income from continuing operations
per commeon share $ 076 { 3 077 % 094 § 7 3 0.82
Discontinued operations per comman share | § 009 | § 036 § 033 % 040 % 0.58
Net income per common share $ 0.85 $ 113 3% 127 % 147 % 1.40
Diluted:
Income from continuing operations per
common share 5 075 | $ 076§ 0oz % 105 § 0.81
Discontinued operations per common share | § 009 | § 035 % 032 % 03 3 0.56
Net income per common share $ 084 | § L1 $ 124§ 144 % 1.37
Weighted average common shares
ourstanding — Basic 46,527,857 46,465,215 43,706,528 41,142,619 40,701,516
Weighted average common shares
outstanding — Diluted 47,498,937 47,406,798 44,627,475 41,840,188 41,487,780
Balance Sheet Data {as of the end of the period):
Real estate properties, net $ 1,558,620 $ 1,517,247 $ 1,562,794  $ 1,331,323 $ 1,287,113
Mortgage notes receivable 5 73,856 | $ 105795 3 40,321 § 91,835 $ 102,792
Assets held for sale, net b3 -1 38 21,415 § 61,246  § - $ -
Total assets $ 1,734,639 $ 1,747,652 $ 1,750810 § 1,501,802 $ 1,473,806
Notes and bonds payable $ 849982 | § 778446 5 719264 § 390,281 § 545,003
Total stockholders’ equity $ 825672 | § 912468 $ 980616 $ 876,130 § 891,452
Other Data:
Funds from operations — Basic™ $§ 101,106 | § 107943 § 110172 § 103716 $ 94,261
Funds from operations — Diluted ® $ 101,106 $ 107,943 £ 1017z § 103,716 3 94,261
Funds from operations per common
share — Basic® $ 217 $ 2.32 g =52 3 2,52 L3 2.32
Funds from operations per commaon
share — Dilured $ 2.13 L) 228 $ 247 8 2.48 3 227
Dividends declared and paid per
common shate ) 2.64 $ 2.63 $ 2.55 $ 247 5 2.39

" The Company plans to sell its senior living portfulio during the first and second quacrers of 2007. See Note 15 ro the Consolidared Financial Statements.

# The years ended December 31, 2005, 2004, 2003 and 2002 are restated for discontinued operations presentarion. See Note 1 for more detatls on the Company's
discontinued operations a1 December 31, 2006.

@ See “Management’s Discussion and Analysis of Financial Condition and Results of Operations” for a discussion of Funds From Operations (“FFQ"}, including why the

Company presents FFO and a reconciliation of FFO to net income.
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Management’s Discussion and Analysis of Financial Condition
AND REsuULTS OF QPERATIONS

OVERVIEW
Business Overview

Healthcare Realty Trust Incorporated (the “Company”) operates under the lnternal Revenue Code of 1986, as amended, as an indefi-
nite life real estate investmént trust (“REIT”). The Company, a self-managed and self-administered REIT, integrates owning, managing
and developing income-producing real estate properties and mortgages associated with the delivery of healthcare services throughour the
United Srates. Management believes that by providing 2 complete spectrum of real estate services, the Company can differentiate its
competitive market position, expand its asser base and increase revenues over time.

Substantially all of the Company’s revenues are derived from rentals on its healthcare real estate properties, from interest earned on mort-
gage loans, and from revenues from the consolidation of variable interest entities (“VIES™) refated 1o the operations of six senior living facil-
iries owned by the Company. See Note 1 to the Consolidated Financial Statements regarding these VIEs. The Company typically incurs
operating and administrative expenses, including compensation, office rental and other relared occupancy costs, as well as various expenses
incurred in connection with managing its existing portfolio and acquiring additienal properties. The Company also incurs interest expense

an its various debr instruments and depreciation and amortization expense on its real estate portfolio.

Executive Querview

Since its inception, the Company has been selective abour the properties it acquires and develops. Management believes that by investing
in properties associated with or adjacent 1o leading healthcare providers and in markets with a robust demand for outpatient healthcare
faciliries, the Company will enhance its prospects for long-term stability and growth. The Company'’s portfolio, diversified by facility cype,
geography, and tenant mix, helps mitigate its exposure to fluctuating economic conditions, tenant and sponser credit risks, and changes in
clinical practice patterns.

Based on market transactions during the last several quarters, management continues to see high valuations in the medical office sector.
Despire the highly competitive market for these assets, the Company continues to aggressively pursue existing property investments and is
focused on improving operations in its existing portfolio of managed, multi-tenanted properties.

Given the competitive environment for acquisitions of healthcare properties, the Company has increased its efforts an developing ourpa-
tient medical facilities, which management believes offers higher returns and long-term growth potential. While the time required to
construct and lease some of these developments may take two or three years, management believes that the Company’s ability to identify
promising development opportunities, construct quality facilities, and lease ther strategically will fead to higher recurns over the long-term.

The Company remains focused on outpatient-related facilities, whose tenants historically have represented, together with their related
acute care hospital providers, mote than half of the $2 trillion in national healthcare spending each year.

The Company has six development projects underway — three with Baylor Health Care System in Texas, and one ¢ach in Colorado,
Washington state, and Hawaii — totaling 770,000 square feet and with budgets rotaling $177.8 million. The Company expects comple-
tion of the Texas and Washingron state projects in 2007, the Colorado project (which includes two buildings) in 2008, and the Hawaii
project in 2009. Management expects its development pipeline, with selective acquisitions and dispesitions in the ordinary course of busi-
ness, should result in net new investments of approximately $150 - $200 million annually.

To fund its investment activity, the Company continues to be well positioned from a capical structure and liquidiry viewpoint. At
December 31, 2006, the Company had $190.0 million of indebtedness outstanding with borrowing capacity remaining of $210.0 million
under its Unsecured Credit Facility due 2009, its debe-to-book capitalization ratio was 51.0%, and 76% of its existing debt portfolio had

maturity dates afrer 2010.

Sale of the Senior Living Portfolie

The Company announced on February 26, 2007 its plan to sell its portfolio of senior living assets. At December 31, 2006, the senior
tiving portfolio included 62 real estate properties in which the Company had investments cotaling $340.6 million ($269.3 million, ner)
and 16 mortgage notes and notes receivable in which the Company had investments totaling $71.8 million. The Company's real estare

porifolio, after selling the senior living assets, will consist predominantly of medical office and outpatient facility types, which management




Management's Discussion and Analysis of Financial Condition
AND RESULTS OF OPERATIONS

believes will further reduce the business-risk profile of the Company. Following the sales, the Company will have investments of approxi-
marely $1.6 billion in 177 real estate properties and morcgages. Sales of the properties are expected to close during the first and second
quarters of 2007, subject to the terms of definitive agreements customary to these types of tranactions. Proceeds of the sales are expected
to fund repayments of debt on the Company’s Unsecured Credit Facility due 2009 and the payment of a one-time special dividend to its

sharehotders. See Note 15 to the Company’s Consolidated Financial Statements for more details of the senior living portfolio.

TRENDS AND MATTERS IMPACTING OPERATING RESULTS
Management monitors factors and trends imporrant to the Company and REIT industry in order to gauge the potential impact on the
operations of the Company. Discussed below are some of the facrors and trends that management believes may impact future operations

of cthe Company.

Acquisitions

During 2006, the Company acquired apptoximately $105.7 million of properties, mortgage notes, or equity interests in unconsolidated
limited liability companies. See Note 4 to the Consolidated Financial Statements for more information on these acquisitions.

Due to the high valuations of healthcare properties and the increased interest by non-traditional heafthcare real estare investors in
owning these types of properties, the Company expects its acquisitions of existing outpatient properties to be less than $100 million for

the upcoming year.

Dispasitions

During 2006, the Company sold properties or received payments on morigage notes resulting in net cash proceeds of approximarely
$104.3 million. In these transactions, the Company received mortgage notes receivable toraling $15.4 million and mortgage note prepay-
ment penalty fees and lease termination fees totaling $2.5 million. See Note 4 to the Consolidated Financial Statements for more infor-
mation on these dispositions. The Company’s gross investment in these assets was approximately $124.0 million ($114.1 million, net).

The Company plans to dispose of its senior living assets, as discussed above, and may make other divestitures in the normal course of
business during 2007. Following the sales of the senior living assets, the Company estimates that the remaining portfolio will generate a
nec income from continuing operations per annum tun rate of approximarely $32.0 miltion, or $0.67 per diluted common share, by the
third quarter of 2007 and an FFQ per annum run rate of approximately $77.0 million, or $1.63 per diluted common share, by the third
quarter of 2007. The FFO amounts above include estimated net income and rea) estate-related depreciation and amortization. These esti-
mates assume that the operating results of the properties in the remaining portfolio are consistent with the operating results at December
31, 2006. Actual results could vary significanly from these estimates due to a number of factors including those risks discussed under the

heading “Risk Factors” in the Company’s Annual Report en Form 10-K for the year ended Dezember 31, 2006.

Tnvestment Trends

As of December 31, 2006, approximately 54% of the Company’s real estate investments comsisted of properties leased to unaffiliated

¥ ) prop:
lessees pursuant to Jong-term net lease agreements or subject to financial support agreements with the healthcare sponsors that provide
3 g ) pport ag P

guarantees of the return on the Company’s investment in the properties. Approximately 41% of the Company’s real estate investments are
multi-tenanted properties wich shorter-term occupancy leases, but withou other financial suppore agreements, with the remaining 5% of
investments relating to the Company’s morigage notes receivable portfolio and its investments in unconsolidated limited liability compa-
nies which are invested in real estate properties.

Due to the high valuations of healthcare properties and the increased interest by non-traditional healthcare real estate investors in
owning these types of properties, the Company has found it difficult to make accretive acquisitions. While the Company continues to
pursue selective acquisitions, it has increased its efforts to develop outpatient medical faciliries. By developing, rather than acquiring, those

outpatient medical facilities, the Company expects to earn higher returns with greater growth potential. The diversity of renants in these

II
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Management’s Discussion and Analysis-of Financial Condition
AND RESULTS OF OPERATIONS

properties - physicians in nearly two-dozen specialties, as well as surgery, imaging, and diagnostic centers — and their diverse, historically
stable sources of revenue lower the risk. While the time required to construct and lease some of these developments can take two to three
years, over the long-term, the Company's ability to efficiently manage and lease these properties is expected to lead o improved results.
The development investments that the Company putsues fall into one of two categories: they are eicher relationship-based, such as the
properties developed in conjunction with Baylor Health Care in Dhallas; or they are market-driven, where the underlying fundamentals in
a particular marker make the development of medical office and outpatient facilities, without an existing healthcare system relationship,
compelling. The Company’s refationship-based development pipeline currently represents over half of its opportunities. The Company is
also taking advantage of its development expertise to pursue market-driven development opportunities. These opportunities — on sites that
are most often near acute-care hospitals and in markets with strong population growth - are compelling because of fewer use and leasing

restrictions, shorter development timelines, and the prospect for higher investment returns.

Discontinued Operations

Tn accordance with Financial Accounting Standards Board (*FASB”) Statement of Financial Accounting Standards {(“SFAS”) No. 144,
“Accounting for the Impairment or Disposal of Long-Lived Assets” (“SFAS No. 144"), discussed in more detail in Note | to the
Consolidated Financial Statements, the Company must present the results of operations of significant real estate assets disposed of or held
for sale as discontinued c;pcrarions. Therefore, the results of operations from such assets are classified as discontinued operations for the
current period, and all prior periods presented are restated to conform 1o the current period presentation, Readers of the Company's
Consolidated Financial Statements should be aware that each future disposal will result in a change 1o the presentation of the Company's
operations in the historical Consolidated Statements of Income as previously filed. Such reclassifications ro the Consolidared Statements
of Income will have no impact on previously reported net income.

During the first quarter of 2007, the Company’s Board of Directors approved a plan to sell the Company'’s senior living portfolio. Upon
approval of this plan, the Company determined in accordance with SFAS No. 144, that these assets met the held for sale criteria during
the first quarter of 2007. See “Sale of the Senior Living Portfolio” above and Note 15 to the Consolidared Financial Statements for more

detail on these planned divestitures.

Amertization of In-Place Leases

As discussed in Application of Critical Accounting Policies and in Note 1 1 the Company’s Consolidated Financial Statemnents, when
a building is acquired with in-place leases, SFAS No. 141, “Business Combinations” (“SFAS No. 1417), requires that the cost of the acqui-
sition be allacated between the tangible real estate and the intangible assets related to in-place leases based on their fair values. Where appro-
priate, the intangible assets recorded could include goodwill or customer relationship assets. The value of above- or below-marker in-place
leases is amortized against rental income or property operating expense over the average remaining term of the leases in-place upon acqui-
sition. The value of at-market in-place leases and other intangible assets are amortized and reflected in amortizarion expense in the
Company’s Consolidated Statements of Income. For the lease intangibles in place as of December 31, 2006, the remaining lives of the in-
place leases ranged from one to 77 months. As the acquisition volume of in-place leases increases, the relared amortizarion will increase.

As these lease intangibles begin to fully amortize, the amount of amortization expense could decrease significandy from year to year.

Variable Interest Entities

Included in the Company’s Consolidated Financial Statements for the years ended December 31, 2006, 2005 and 2004 are the assets,
liabilities and results of operations of VIEs related to six senior living properties owned by the Company, pursuant to the provisions of
FASB Interpretation (“FIN”) No. 46R, “Consolidation of Variable Interest Entities” (“FIN No. 46R”). The Company has lease and loan
arrangements with each of chese VIEs. Upon consolidation of these VIEs, rental income, notes receivable and related interest income
recorded by the Company are eliminated against the offsetting amounts on the VIEs' financial statements consolidated by the Company.
As such, the Company's results of operations reflect the operations of the VIEs rather than the lease and note agreements in place with

the operators.




Management’s Discussion and Analysis of Financial Condition
AND REsULTS OF OPERATIONS

The properties relared to all of the Campany’s 21 VIEs, including the six VIEs consolidared by the Company, will be sold by the
Company as part of the sale of its senior living portfolio in 2007 which is discussed tn mare detail above. If circumstances dictate, however,

the structure of future transactions with operators could create VIEs, which could result in consolidation of the VIEs' results of operatians.

FUNDS FROM OPERATIONS

Funds From Operations (“FFO™) and FF(O per share are operating performance measures adopred by the Narional Association of Real
Estare Investment Trusts, Inc. (‘NAREIT”). NAREIT defines FFO as the most commonly accepted and reported measure of a REIT’s
operating performance equal to “net income (computed in accordance with generally accepred accounting principles), excluding gains (or
losses) from sales of property, plus depreciation and amortizarion, and after adjustments for unconsolidated partnerships and joint
ventures.” In 2003, the Securities and Exchange Commission issued a statement that impairment charges could not be added back o ner
income in calculating FFO. As such, the impairments discussed below negatively impacted FFO. Impairment charges will be recognized
from time to time and will negatively impact FFO.

As required by SFAS No. 144, the Company must assess the potential for impairment of its teal estate properties and other long-lived
assets whenever certain events occur, or a change in circumstances indicare that the Company’s ret carrying amount recorded may not be
fully recoverable. The Company recorded impairment charges of $5.6 million, $0.7 million, and $1.2 million, respectively, for the years
ended December 31, 2006, 2005 and 2004. Included in impairment charges for 2006 is an impairment related 1o one building and an
impairment related to acquired patient accounts receivable from a healihcare provider in a troubled debe restructuring that occurred in the
fourth quarter of 2005, The impairment charges in 2005 and 2004 were related to the disposition of real estate assers which included che
write-oft of non-cash straight-line renr receivables.

Management believes FFO and FFQ per share to be supplemental measures of a REIT's performance because they provide an under-
standing of the operating performance of the Company’s properties without giving effect to certain significant non-cash items, primarily
depreciation and amortization expense. Management uses FFO and FFO per share to compare and evaluate its own operating results from
period to period, and to monitor the operating results of the Company's peers in the REIT industry. The Company reports FFO and FFO
per share because these measures are observed by management to also be the predominant measures used by the REIT industry and by
industry analysts o evaluate REITs; because FFO per share is consistently reported, discussed, and compared by research analysts in their
notes and publications about REITs; and finally, because research analysts publish cheir earnings estimares and consensus estimates for
healtheare REITs only in terms of fully diluted FFO per share and in terms of net income or earnings per share. For these rezsons, manage-
ment has deemed i1 appropriate to disclose and discuss FFO and FFO per share.

However, FFO does not represent cash generated from operating activities determined in accordance with accounting principles gener-
ally accepted in the United States of America and is not necessarily indicative of cash available to fund cash needs. FFO should not be
considered as an alternative ro net income as an indicator of the Company’s operating performance or as an alternative to cash flow from

operating activities as a measure of liquidity.
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Management’s Discussion and Analysis of Financial Condition

AND REsSULTS

OF OPERATIONS

The table below reconciles FFO to net income for the three years ended December 31, 2006.

Year Ended December 31,

(Dollars in thousands, exceps per shave dara} 2006 2005 2004
Net income $§ 39719 | § 52668 § 55333
Ner gains on sales of real estate properties (3,275) {7.483) -
Real estate depreciation and amortization 64,6062 62,758 54,639
Toral adjustments 61,387 53,275 54,639
Funds From Operations — Basic and Diluted $ 101,006 [ § 107943 § 110,172
Weighted average common shares outstanding — Basic 46,527,857 46,465,215 43,706,528
Weighted average common shares outstanding — Diluted 47,498,937 47 406,798 44,627 475
Funds From Operations Per Comman Share — Basic $ 217 | § 232 % 2.52
Funds From Operations Per Commeon Share — Dilured $ 213 | 3% 228 8 2.47

During the first and second quarters of 2007, the Company plans to dispose of its senior living portfolio. FFO and FFO per share gener-
ated from these properties for the year ended December 31, 2006 was approximately $31.0 million, or $0.67 per basic comman share

{30.65 per diluted common share).

RESULTS OF OPERATIONS

As discussed above under the heading “Sale of the Senior Living Partfolio,” the Company plans to sell its senior living portfolio in 2007.
Included in income feom continuing operations and net income for the vear ended December 31, 2006 were the resules of operations from
these assets totaling approximately $20.3 million, or $0.44 per basic common share ($0.43 per dilured common share). Based on the
Company’s intenr to sell these assets and in accordance with SFAS No. 144, the Company has conctuded thar these assets met the hetd for
sale critetia during the first quareer of 2007. As such, depreciation and amortization on these assets will cease during the first quareer of
2007 upon meeting the held for sale criteria. See Note 15 to the Consolidated Financial Statements for further decails on the historical
results of operations of these assets. The actual results of operations for 2007 from these assets will depend on timing of the sales of the

assets and will be included in discontinued operations for 2007.
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2006 Compared to 2005

For the year ended December 31, 2006, ner income was $32.7 million, or $0.85 per basic common share ($0.84 per dituted common
share), on toal revenues from continuing operations of $264.9 million compared to net income of $52.7 million, or $1.13 per basic
common share ($t.11 per diluted common share), on total revenues from continuing operations of $251.8 million for the year ended
December 31, 2005, FFQ was $101.1 million, or $2.17 per basic common share ($2.13 per diluted common share), for the year ended
December 31, 2006 compared to $107.9 million, or $2.32 per basic common shate {$2.28 per diluted common share), in 2005.

Change
(Dollars in thousands) 20006 200° $ %
REVENUES
Master lease rental income $ 83,251 3 70983 § 12,268 17.3%
Property operating income 127,200 135,035 (7.835) -5.8%
Straight-line eent 2,358 195 2,063 699.3%
Mortgage interest income 11,014 9,103 1,911 21.0%
Other operating income 41,059 36,356 4,703 12.9%
204,882 251,772 13,110 5.2%
EXPENSES
General and administrative 16,867 16,089 778 4.8%
Property operating expenses 70,449 72677 (2,228) -3.1%
Other operating expenses 17,209 15,938 1,271 8.0%
Impairments 5,611 - 5,611 -
Bad debt expense, net 1,256 1,308 (52) -4.0%
Interest 53,553 48,395 5,158 10.7%
Depreciation 54,492 49,321 5171 10.5%
Amortizatton 9,938 12,153 (2,215) -18.2%
229,375 215,381 13,494 6.3%
Income from continuing operations 35,507 35,391 (384} -1.1%
Discontinued operations:
Ner income from discontinued operations 1,010 10,007 (8,997) -89.9%
Gain on sales of real estate properties, net of impairments 3,202 6,770 (3,568) -52.7%
4,212 16,777 (12,565) -74.9%
Net income $ 39,719 $ 52,668 $§ (12,949 -24 6%

Total revenues from continuing opetations for the year ended December 31, 2006 increased $13.1 million, or 5.2%, compared to 2005

for primarily the following reasons:

o Master tease rental income increased $12.3 million, or 17.3%, from 2005 ro 2006. During 2006, the Company acquired $65.0
million of real estate properties pursuant to master lease agreements resulting in additional master lease rental income in 2006 of
approximately $2.7 million. In addition, the Company recognized an additional $2.2 million in master lease rental income from its
2003 acquisitions. The Company also recognized master lease income of $5.4 million related to new master lease agreements executed
during 2005 on properties whose income was previously reported in property operating income. The remaining $2.0 million increase
was generally attribucable to annual rent increages.

» DProperty operating income decreased $7.8 million, or 5.8%, from 2005 to 2006. During the fourth quarter of 2005, the Company
entered into master lease agreements related to properties whose gross revenues were previously reported in property operating

income, resulting in a $7.4 million decrease in property operating income from 2005 to 2006.
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* Straight-line rent increased $2.1 million from 2005 to 2006. Three leases with one operator were restructured in 2005 resulting in 2

$2.0 million teversal of the straight-line rent receivable previously recorded and the elimination of future straight-line rental income

on the leases. ‘~_
Mortgage interest income increased $1.9 million, or 21.0%, from 2005 ro 2006 mainly due to new mortgage note receivables
resulting in additional mortgage interest income of $4.9 million offsec by the repaymenc of seven morigage note receivables resulting

in a decrease to mortgage interest income of $3.0 million.

* Other operating income increased $4.7 million, or 12.9%, from 2005 to 2006 due mainly to mottgage note prepayment penalry fees

toraling $2.2 million received in 2006 from the repayment of two of the Company’s mortgage notes receivable, a property subsriru-

tion deferral fee of $1.8 million from one operator and bankruprcy liquidation proceeds of $0.8 million received during 2006 related

2006 AnnualReporce /f HEALTHCARE REALTY TRUST
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to past due rents due from a former operator.

16 Total expenses for the year ended December 31, 2006 compared to the year ended December 31, 2005 increased $13.5 miltion, or

6.3%, for primarily cthe followi.ng reasons:

* General and administrative expenses increased $0.8 million, or 4.8%, for 2006 compared to 2005 due mainly to an increase in the
liability and related expense for the Company’s pension plan totaling $0.8 millien and additional compensation expense of $0.2

million from the adoption and implementation of SFAS No. 123{R), “Share-Based Payment.”

* Property operating expenses decreased $2.2 million, or 3.1%, from 2005 to 2006 mainly due to the execution of master lease agree-
ments in the fourth quarter of 2005 related to properties previously managed by the Company whose expenses were reflected in prop- :
erty operating expense.

* Other operating expenses increased $1.3 million, or 8.0%, from 2005 to 2006 due mainly to increases in operating expenses of VIEs
related mainly to provider taxes and compensation-related expenses that are consolidated in the Consolidated Financial Statements
of the Company.

* Impairment charges totaling $5.6 million were recognized in 2006 related to two assets. The Company recorded a 31.5 million
impairment on one building and a $4.1 million impairment related to a partent accounts receivable portfolic acquired by the
Company in 2605 as part of a troubled debt restructuring witch a healthcare provider. See Note 1 and Note 3 1o the Consolidated
Financial Statements for additicnal information on these impairment charges.

* Incerest expense increased $5.2 million, or 10.7%, from 2005 to 2006. Interest expense increased mainly due to additionat principal
amounts drawn on the Company’s unsecured credit facility resulting in additional interest expense of $5.6 milfion compared to 2005.
Also, interest expense on the Company’s interest rate swaps increased $1.3 million during 2006 due to rising incerest rates. These
interest rate swaps wete terminated in June 2006. Additionally, the Company recognized $0.8 million in additional interest expense
telated to a note payable entered into in 2005. These increases were partially offset by a decrease in interest expense of $2.3 million
related to the senior notes due 2006 which were repaid in April 2006,

* Depreciation expense increased §5.2 million, or 10.5%, from 2003 w 2006. Depreciation expense increased mainly due to the acqui-

sition of real estate properties, as well as additional building and renant improvements, resulting in additional depreciation expense

of approximately $3.2 miltion. Also, in 2006 the Company reclassified amounts related to properties acquired in prior years from
land to building resulting in an increase of $1.8 million to depreciation expense related 1o prior years. See Note 1 to the Company’s
Consolidated Financial Statements.

*» Amortization expense decreased $2.2 million, or 18.2%, from 2005 to 2006, mainly due to a decrease in amortization expense relaced

to lease intangibles recorded as part of the Company’s 2003 and 2004 acquisitions, some of which have been fully amortized.

Income from discontinued opetations tataled $4.2 million and $16.8 million for the years ended December 31, 2006 and 2009, respec- .
tively, which includes the results of operations and gains, losses, and impairments related to property dispesals during 2006 and 2005. The

Company disposed of eight properties during 2006 and disposed of 17 properties during 2005,
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2005 Compared to 2004

OF

OPERATIONS

For the year ended December 31, 2005, net income was $52.7 million, or $1.13 per basic common share (81.11 per diluted common

share), on total revenues from continuing operacions of $251.8 million compared to net income of $35.5 million, or $1.27 per basic

common share ($1.24 per diluted common share), on tozal revenues from continuing operattons of $220.2 million for the year ended
December 31, 2004. FFO was $107.9 miltion, or $2.32 per basic common share ($2.28 per diluted common share), for the year ended
December 31, 2005 compared to $110.2 million, or $2.52 per basic common share (32.47 pe: diluted common share), in 2004,

Change
{Dollars in thousands) 2005 2004 $ %
REVENUES
Master lease rental income kS 70,983 67.521 3 3,462 5.1%
Property operating income 135,035 108.693 26,342 24.2%
Straight-line rent 295 1,489 (1,194) -80.2%
Mortgage interest income 9,103 8,766 337 3.8%
Other operating income 36.356 33.727 2,629 7.8%
251,772 220,196 31,576 14.3%
EXPENSES
General and administrative 16,089 13,687 2,402 17.5%
Property operating expenses 72,677 57,292 15,385 26.9%
Other operating expenses 15,938 14,517 1.421 9.8%
Bad debr expense 1,308 (212) 1,520 -717.0%
Interest 48,395 43,249 5,146 11.9%
Depreciation 49,321 42,412 6,909 16.3%
Amortization 12,153 8,140 4,013 49.30%
215,881 179,085 36,796 - 20.5%
Income from continuing operations 35,891 41,111 (5,220) -12.7%
Discentinued operations:
Net income from discontinued operations 10,007 15,632 (5,625) -36.0%
Gain on sales of real estate properties, net of impairments 6,770 (1,210 7,980 -659.5%
16,777 14,422 2,355 16.3%
Net income $ 52,608 55533 & (2.865) -5.2%

Total revenues from continuing operations for the year ended December 31, 2003 increased $31.6 million, or 14.3%, compared to 2004

for primarily the following reasons:

+ Master lease rental income increased $3.5 million, or 5.1%, from 2004 w 2005. During 2005, the Company acquired $56.4 million

of real estate properties pursuant to master lease agreements resulting in additional master lease rental income in 2003 of approxi-

mately $3.7 million.

* Property operating income increased $26.3 million, or 24.2%, from 2004 1o 2005. During 2004, the Company acquired 38 medical

office buildings, and three buildings that were previousty under construction commenced operations during 2005 and 2004, resuling

in an aggregate increase in rental income from 2004 to 2005 of approximately $25.8 million,

* Straight-line rent decreased $1.2 million frem 2004 w0 2005 due mainly to the restructuring of three leases with an operator, resulting

in a reversal of the straight-line rent receivable and the elimination of future straight-line rental income on those leases,
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* Other operating income increased $2.6 million, or 7.8%, due mainly to a $2.2 million increase in the operating income of the VIEs
consolidated in the Consolidared Financial Statements of the Company. The increase in revenues of the VIE facilities was due mainly
to an improvement in the payor mix at the facilicies. Also, the state in which two of the facilities are located implemented a Medicaid

rate reduction in 2003 that was repealed in 2005, chereby increasing Medicaid revenues for 2003.

Total expenses for the year ended December 31, 2005 compated 1o the year ended December 31, 2004 increased $36.8 million, or
20.5%, for primarily the following reasons:

+ General and administrative expenses increased $2.4 million, or 17.5%, for 2005 compared te 2004 due mainly to increases in
compensation and related benefits of approximately $1.4 million relaced primarily to severance coses ($0.8 million), new employees
and annual safary increases ($0.6 million). as well as approximately $0.9 million in additional auditing and legal expenses related to
the delayed filing of the Company’s 2004 Annual Report on Form 10-K.

* Property operating expenses increased $15.4 million, or 26.9%, from 2004 t0 2005. During 2004, the Company acquired 38 medical
office buildings, and three buildings char were previously under construction commenced operations during 2005 and 2004, resulting
in an aggregate increase in property operating expenses from 2004 to 2005 of approximately $14.3 million. Also, in December 2005,
the Company settled a partner/lessee dispute related to the allocation of prior distributions in a partnership in which the Company
is the general partner. As part of chat settlement, the Company recorded a $1.0 million charge.

* Other operating expenses increased $1.4 million, or 9.8%, for 2005 compared to 2004 due to increases in propesty operating
expenses of VIEs chat are consolidated in the Consolidated Financial Statements of the Company. The increase in expenses of the VIE
facilities was due mainly to increased Medicare census in the VIE facilities’ service arcas, which generally results in more labor inten-
sive services.

* Bad debt expense increased $1.5 million from 2004 o 2005. In 2005, the Company recorded a $1.2 million bad debt provision, net
of recoveries, on acquired patient accounts receivable related to a troubled debt restructuring. See Note 5 to the Company’s
Consolidated Financial Stacements for more details.

¢ Interest expense increased $5.1 million, or 11.9%, for 2005 compared to 2004. Incerest expense increased 33.8 million due to the
issuance of the $300.0 million senior notes due 2014 in March 2004. Also, due to increases in interest rates during 2004 and 2005,
the benefits the Company was experiencing on its interest rate swaps deteriorated, resulting in an increase to interest expense of $2.7
million. Further, interest expense increased $0.4 million due to the acquisition of two morigage notes payable related ro the proper-
ties acquired in South Carolina in 2003. These increases were parcially offset by a decrease in interest expense of $1.9 million due to
the $20.3 million principal payments in each of the years 2004 and 2003 on the senior notes due 20006.

* Depreciation and amortization expense increased $10.9 million, or 21.6%, from 2004 te 2005. During 2005 and 2004, the Company
acquired 50 real estate properties, and four properties that were previously under construction commenced operations, resulting in an
increase to depreciation expense of approximately $4.8 million. Further, as discussed in Note 1 1o the Consolidated Financial
Statements, when acquiring a real estate property, the Company must allocate a portion of the purchase price to lease intangibles in-
place upon acquisition as well as 1o the building. The lease intangibles are amortized over the weighted average remaining lives of the
leases in place upon acquisition, which is generally a much shorter life than the depreciation on the building asset. The lease incangible
amortization expense increased $4.1 million from 2004 o 2005. Finally, in 2003, the Company recorded a $1.9 million charge

resulting from damages to three of the Company’s buildings caused by two of the hurricanes that struck the Gulf Coast region in 2005.

Income from discontinued operations totaled $16.8 million and $14.4 million for the years ended December 31, 2005 and 2004, respec-
tively, which includes the results of operations and gains, losses and impairments related to property disposals during 2006, 2005 and 2004.

The Company disposed of seven properties during 2006, disposed of 17 properties during 2005. and disposed of two properties during 2004.
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LiQUIDITY AND CAPITAL RESOURCES
Key Indicators
The Company monitors its liquidity and capiral resources and relies on several key indicators in its assessment of capital markets o

ensure funds are available for acquisitions and other operating activities as needed, including the following;:

* Debt metrics;
* Dividend payour percentage;

* Interest rates, underlying treasury rates, debt marker spreads and equity markets.

The Company uses these indicators and others to compare its operations to its peers and to help identify areas in which the Company

may need to focus its atrention,

Contractual Obligations
The Company monitors its contractual obligations to ensure funds are available 1o meet obligations when due. The following rable
represents the Company's long-term contractual obligations for which the Company is making payments as of December 31, 2006, which

includes interest payments due where applicable. The Company had no long-term capital lease obligations as of December 31, 2006.

Payments due by period

less than More than

(Dollars in thousands) Total | vear 1 ~ 3 vears 3 - 5 years 5 years
Long-term debr obligations @ $ 1,104,103 ¢ 47,552 % 284982 § 372,084 & 399,385
Operating lease commitments © 219.068 3,011 6,213 5,681 204,163
Construction in progress : 118,855 60,091 58,764 - -
Tenant improvements* 6,464 6,464 - - -
Note agreements with VIEs 2,747 2,747 - - -
Purchase obligation ® 7.336 7,336 - - -
Pension obligation® - - - - -
Total Contractual Obligations § 1,458,573 $ 127,201 § 349,959 $ 377.865 $ 603,548

Includes primarily one office lease and ground leases related to 35 real estate investments for which the Company is currently making

paymenis.

[t

Includes commitments remaining on the construction of six buildings. The payments due by period are estimated based on cash funding

projections of each project.

LY

Includes tenant improvement allowance obligations remaining on six properties constructed by the Company. The Company has
assumed that these obligations will be funded during 2007 in the table above.

44

The Company has contractual obligations to fund amounts under various note agreements with VIEs not consolidated in the Company’s
Consolidared Financial Statements. As of December 31, 2006, the Company had remaining funding commitments totaling $2.7 million
with funding expiration dates through 2013. As the Company cannot determine if and whea these funding commitments may be called
upon, the entire amount of $2.7 million has been included in the less than one year caption. The Company plans to sell the properiies
related to these note agreements during 2007 as disclosed under che “Sale of the Senior Living Portfolio” heading above. Once these
properties are sold, the Company will no longer be obligated to fund additional amounts under these notes.

)

Relates to a purchase agreement executed in 2006 related to the acquisition of a property in Tennessee for approximately $7.3 million,
which closed during the first quarier of 2007.
« At December 31, 2006, three employees and three non-employee directors were eligible to retire under the Executive Retirement Plan

or the Retirement Plan for Qutside Directors. If these individuals retired at normal retirement age and received full retirement benefits
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based upon the terms of each applicable plan, the future benefits to be paid are estimated 1o be approximately $32 million as of
December 31, 2006, At December 31, 2006, the Company had recorded a $12.2 million liability, included in other liabilicies, related
to the pension plan obligations in accordance with applicable accounting literature.

® The amounts shown include estimated interest on total debe other than the unsecured credit facility. Also, excluded from the table above
are the premium on the Senior Notes due 2011 of $1.1 million and the discount on the Senior Notes due 2014 of $1.2 million which
are included in notes and bonds payable on the Company’s Consolidated Balance Sheet as of December 31, 2006. The Company's long-
term debt principal obligations are presented in more detail in the 1able below. As discussed under the “Sale of the Senior Living
Portfolio” above, the Company plans to sell its senior living portfolio and will repay, in whole or in part, the outstanding balance on its

Unsecured Credir Facility due 2009.

Principal Principal Contracrual
Balance at Balance at Interest Rates ar
December 31, December 31, Matwricy  December 31, Interest

(Dollars in milfions) 2006 2005 Date 20006 Payments Principal Payments
Unsecured credit facilities {a) $ 190.0 $ 730 1/09  LIBOR +0.90%  Quarterly At maturity
Senior notes due 2006 - 29.4 4106 - - Repaid 4/06
Senior notes due 2011 300.0 300.0 511 8.125% Semi-Annual At maturity
Senior notes due 2014 300.0 300.0 4/14 5.125% Semi-Annual At marurity
Mortgage notes payable 60.1 707 5/11-7126 5.49%-8.50%  Monthly Monthly

$ 850.1 3 773.1

{a) The Company incurred an annual facility fee of (.20% on the unsecured credir facility due 2009 during 2006.

In January 2006, the Company entered into a $400 million credit facility (the “Unsecured Credit Facility due 20097) with a syndicare
of 12 banks. The facility may be increased 1o $650.0 miilion during the first two years ac the Company's option, subject to obtaining addi-
tional capital commitments from the banks. The credit facility matures in 2009, but the term may be extended one additional year. Loans
outstanding under the Unsecured Credit Facility due 2009 (other than swing line loans and competitive bid advances) will bear interest at
a rate equal to (x) LIBOR or the base rate (defined as the higher of the Bank of America prime rate and the Federal Funds rate plus 0.50%)
plus (y} 2 margin ranging from 0.60% to 1.20% (currently 0.90%), based upon the Company’s unsecured debr ratings. The weighted
average rate on borrowings outstanding as of December 31, 2006 was 6.25%. Additionally, the Company will pay = facility fee per annum
on the aggregate amount of commitments. The facility fee may range from 0.15% to 0.30% per annum (currencly 0.20%), based on the
Company's unsecured debr ratings. The Unsecured Credit Facility due 2009 contains certain representations, warranties, and financial and
other covenants customary in such loan agreements.

As of December 31, 2006, the Company had borrowing capacity remaining of $210.0 million under the new facility. Furthcr, as of
December 31, 2006, 76% of the Company's principal debt balances were due after 2010. As of December 31, 2006, approximarely 22%
of the Company’s debt was variable rate debr, with interest rates based on LIBOR.

Moody’s Investors Service, Standard and Poors, and Firch Ratings rate the Company’s senior debt Baa3, BBB-, and BBB, respectively.
For the year ended December 31, 2006, the Company’s earnings covered fixed charges at a ratio of 1.66 10 1.00; the Company's stock-
holders’ equity totaled approximately $827.5 million; and the Company’s debt-to-total capitalization ratio, on a book basis, was approxi-
marely 0.51 10 L.

As of December 31, 2006, the Company was in compliance with all covenanr requirements under its various debr instrumens.

In 2001, the Company entered into interest rate swap agreements for notional amounts totaling $125.0 miltion 1o offser changes in the
fair value of $125.0 million of the Senior Notes due 2011. Under the terms of the interest rate swap agreements, the Company received
an 8.125% fixed rate and paid a variable rate of six-month LIBOR plus 4.12%. With the increase in interest rates, the Company was in a
net-pay position under the swap agreements, which had the effect of increasing the amount of interest expense recorded on the Company's

Consolidated Statements of Income. Because of the additional interest the Company was paying under the swap agreements and because
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the Company's variable race debt percentage was exceeding its target range of 13% to 30% of total debt, the Company terminated these
interest rate swap agreements in June 2006 and paid $10.1 million, equat to the fair value of the incerest rate swaps at termination, phus
interest due of $0.3 million. See Note 3 to the Consolidated Financial Statements for more details. Subsequent to the termination of the
tnterest rate swap agreements, the Company pays interest on the Senior Notes due 2011 at the coupon rate of 8.125%, and the effective

interest rate on the notes is 7.896%.

Sale of the Senior Living Portfolio

The Company plans to sell its senior living portfolio which will impact the Company’s cash flows from operations for 2007. The
Company plans to use the proceeds from the sales 1o fund repayments on its Unsecured Credir Facility due 2009 and the payment of a
one-time special dividend. Subsequent to the anticipated sales, the Company intends to reset its quarterly dividend to an amount commen-

surate with the smaller asset base resulting from the safes.

Shelf Registration

As of December 31, 2006, the Company can issue an aggregate of approximately $504.1 million of securities remaining under its
currently effective shelf registration statements. The Company may from time to time raise additional capital or make invesrments by
issuing, in public or private transactions, equity and debr securities, but the availability and terms of any such issuance will depend upon

marker and other conditions.

Security Deposits and Lerters of Credir

As of December 31, 2006, the Company held approximarely $5.7 million in letters of credit, security deposits, debt service reserves and
capital replacement reserves for the benefir of the Company in the event the obligated lessee or borrower fails to perform under the terms
of its respective lease or morcgage. Generally, the Company may, at its discretion and upon naification to the operator or tenant, draw

upon these instruments if there are any defaults under the leases or morrgage notes.

Acquisitions, Dispositions and Mortgage Repayments During 2006
2006 Acquisitions
During 2006, the Company acquired approximately $105.7 million of propetties, morigage aotes, or equity interests in unconsofidared

limited liability companies.

2006 Dispositions
During 2006, the Company sold properties or received payments on mortgage notes resulting in net cash proceeds of approximarely
$104.3 million. In these transactions, the Company acquired mortgage notes receivable totating $15.4 million, received mortgage note

prepayment penalry fees of approximately $2.2 million and received a lease termination fee of approximately $0.3 million.

Purchase Options

Certain of the Company’s leases include purchase option provisions. The provisions vary from lease to lease bur generally allow the lessee
to purchase the property covered by the lease ar che greater of fair marker value or an amount equal to the Company’s gross investment.
As of December 31, 2006, the Company had z gross investment of approximately $235.5 millicn in real estate properties that were subject
to outstanding, exercisable contractual options to purchase, with various conditions and terms, by the respective operators and lessees that
had not been exercised. On a probability-weighted basis, the Company estimates that approximately $39.2 million of the options exercis-
able at December 31, 2006 may be exercised in the future. During 2007, additional purchase options become exercisable on properties in
which the Company has a gross investment of approximately $23.0 miition. The Company anticipates, on a probability-weighted basis,
thar approximately $11.5 million of these additional options may also be exercised in the future. Though other propertes may have
purchase options exercisable in 2008 and beyond, the Company does not believe it can reasonably estimare the probability of exercise of

these purchase options in the future.
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Construction In Progress and Other Commitments

As of December 31, 2006, the Company had a net investment of approximately $28.0 million in three developments in progress, which
have a total remaining funding commitment of approximately $38.8 million. The Company anticipates completion of these developments
in the second and third quarters of 2007. The Company also has an investment of $10.1 million in a Jand parcel in Hawaii on which the
Company anticipates it will begin construction of a $64.6 million medical office building in late 2007. The Company has a toral remaining
funding commitment of approximately $54.4 million and anticipates completion of the building in 2009. In addition, the Company antic-
ipates beginning a $26.3 million development project, involving two medical office buildings in Colorado, in the first quarter of 2007 with
an anticipated completion date in the first quarter of 2008.

Construction continues on 2 61,000 square foot, $20.1 million medical office building in the state of Washington. The project is being
developed by a joint venture in which the Company helds 2 75% equity interest. Construction of the building is being funded by mort-
gage debe of approximately $15.0 million and by partnership capital of approximately $5.1 million, of which the Company will contribute
$3.8 million. As of December 31, 2006, the Company had funded approximately $1.6 million of its capital contribution, The Company
anticipates completion of the building in the second quarter of 2007,

The Company aiso had various remaining first-generation tenant improvement obligations totaling approximarely $6.5 million as of
December 31, 2006 related to properties that were developed by the Company. Further, management expects its development pipeline,
with selective acquisitions and dispositions in the ordinary course, should result in net new investments of approximarely $150 - $200
million annually.

The Company intends to fund these commitments with internally generated cash flows, proceeds from the Unsecured Credit Facility

due 2009, proceeds from the sale of assets, proceeds from repayments of mortgage notes receivable, or capital marker financings.

Operating Leases

As of December 31, 2006, the Company was obligated under operating fease agreements consisting primarily of the Company’s corporate
office lease and ground leases related to 33 real estate investments. These operating leases have expiration dates through 2079. Rental expense
relating to the operating leases for the vears ended December 31, 2006, 2005, and 2004 was $4.0 milkion, $3.5 million, and $2.7 millien,

respectively. The Company’s future mintmum lease payments for its operating leases as of December 31, 2000 are as follows (in chousands):

2007 3 3,011
2008 3,053
2009 3,160
2010 3,101
2011 2,580
2012 and thereafter 204,163

$ 219,068

Dividends

During 2006, the Company’s Board of Directots declared quarterly common stock cash dividends of $0.66 per quarter ($2.64 annual-

1zed) as shown in the table below:

Quarterly
Quarter Dividend Date of Declaration Date of Record Date Paid
4th Quarter 2005 3066 January 24, 2006 February 15, 2006 March 2, 2006
1st Quarter 2006 3066 April 25, 2006 May 15, 2006 June 1, 2006
2nd Quarter 2006 $ 066 July 25, 2006 August 15, 2006 September 1, 2006
3rd Quarter 2006 $ 006 October 24, 2006 November 15, 2006 December 1, 2006




Management’s Discussion and Analysis of Financial Condition
AND REsSULTS OF OPERATIONS

On January 23, 2007, the Company declared its quarterly common stock dividend in the amount of $0.66 per share ($2.64 annual-
ized) payable on March 2, 2007 to sharehalders of record on February 15, 2007.

The dividends paid during 2006 exceeded cash flows from operations. Such amounts in excess of cash flows from operations were
funded by the Company'’s Unsecured Credit Facility due 2009.

Subsequent 1o the anticipated sales of the Company’s senior living portfolio, the Company intends to reset its quarterly dividend to an
amount commensurate with the smaller asset base resulting from the sales. Management expects that the dividend will be reset for the
second quarter of 2007 in an amount of approximately $1.54 per common share, per annum, subject to the determination by the Board
of Direcrors.

Additionally, management expects that the Company would pay a ene-time special dividend o shareholders of approximarely $4.75 per
commen share out of the proceeds from the sales of the senior living assets. The payment of this one-time special dividend is dependent
on the closing of the sales transactions as currently concemplated. [f any of the sales transactions do not close or do not close timely for
any teason, the Compuny may be unable to pay the one-time special dividend or may have to reduce the amount of the dividend.

As described in the Company’s Annual Report on Form 10-K for the year ended December 21, 2006 under the heading “Risk Factors,”
the abiliry of the Company to pay dividends is dependenc upon its ability to generate funds from operations, cash flows, and to make acere-

tive new investments.

Liquidity

Net cash provided by operating activities was $109.1 mitlion and $101.6 million for 2006 and 2005, respectively. Cash flow from oper-
ations reflects increased revenues offser by higher costs and expenses, as well as changes in receivables, payables and accruals. The
Company's cash flows from operations are dependent on rental rates and collecrion of rents on leases, occupancy levels of the muli-
tenanted buildings, acquisition and disposition activity during the vear, and the level of operating expenses, among other facrors.

The Company plans to sell its senior living portfolio which will impact the Company’s cash flows from operations for 2007. The
Company plans to use the proceeds from the sales to fund repayments on its Unsecured Credit Facility due 2009 and the payment of a
one-time special dividend. Subsequent to the anticipated sales, the Company intends to reset its quarterly dividend to an amount commen-
surate with the smaller asser base resulting from the sales,

The Company plans to continue to meet its liquidity needs, including funding additional iavestments in 2007, paying quarterly divi-
dends, and funding debt service, with cash flows from operations, proceeds from the Unsecured Credir Facility due 2009, proceeds of maort-
gage notes receivable repayments, and proceeds from sales of real estate investments or additional capital marker financing. The Company
believes thar its liquidity and sources of capital are adequate to satisfy its cash requirements. The Company cannor, however, be cerrain that

these sources of funds will be available ac a time and upon terms acceptable to the Company in sufficient amounts to meet its liquidity needs.

Impact of Inflation

Inflation has not significantly affected the Company’s earnings due to the moderate inflation rate in recens years and che fact char most
of the Company’s leases and financial support arrangements require tenants and sponsors to pay all or some portion of the increases in
operating expenses, thereby reducing the Company’s risk of che 2dverse effects of inflation. In addition, inflacion will have the effect of
increasing gross revenue the Company is to receive under the terms of certain leases and financial support arrangements. Leases and finan-
cial support arrangements vary in the remaining terms of obligations, further reducing the Company’s risk of any adverse effects of infla-
tion. Interest payable under the Unsecured Credir Facility due 2009 is calculated at a variable rate; therefore, the amount of interest payable
under the unsecured credit facility will be influenced by changes in short-term rates, which tend 1o be sensitive ro inflation. Generally,
changes in inflatton and interest rates tend to move in the same direction. During periods where inzerest rate increases outpace inflation,
the Company’s operating results should be negatively impacted. Conversely, when increases in inflation ourpace increases in interest rates,

the Company’s operating results should be positively impacted.
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Market Risk

The Company is exposed to market risk in the form of changing interest rates on its debt and morcgage notes receivable. Management
uses regular monitoring of matker condidons and analysis techniques to manage this risk. Additionally, from time to time, the Company
may utilize interest rate swaps to either (i} convert fixed rates to variable rates in order to hedge the exposure related to changes in the fair
value of obligations, or to (i) convere variable rates to fixed rates in order to hedge risks associated with future cash flows.

At December 31, 2006, approximately $660.0 million, or 77.7%, of the Company’s total debt bore interest ac fixed rates. Additionally,
all of the Company’s mortgage notes receivable and other notes receivable, totaling $73.9 million and $9.4 million, respectively, bore
interest based on fixed rates.

"The following table provides information regarding the sensitivity of certain of the Company’s financial instruments, as described above,
to market conditions and changes resulting from changes in interest rates. For purposes of this analysis, sensitivity is demonstrared based

on hypothetical 10% changes in the underlying market rates.

[mpact on Earnings and Cash Flows
Ourstanding Calculated  Assuming 10% Assuming 10%

Principal Annual Increase Decrease
Balance Interest in Market in Market
(Dollars in thousands) as of 12/31/06 Expense # Interest Rates  Interest Rates
Variable Rate Debt
Unsecured Credir Facility
due 2009 (3400 Millien) $ 190,000 § 11,837 $ (1,013) § 1,013
Fair Value
Assuming 10% Assuming 10%
Carrying Value at Increase Decrease
December 31,  December 31, in Masket in Market December 31,
(Dollars in thotsands) 20006 2006 Interest Rates  Interest Rates 2005 @
Ficed Rate Debt
Senior Notes due 2011,
including premium ® $ 301,083 § 312777 § 307472 § 318128 § 310,270
Senior Notes due 2014,
net of discount 298,838 288,434 280,453 296,693 292,814
Mortgage Notes Payable 60,061 61,688 59,971 63,585 71,383
$ 659,982 § 662,899 § 647896 § 678406 § 674467
Fixed Rate Receivables
Mottgage Notes Receivable § 7385 § 70,389 § 68565 § 72320 § 106010
Other Notes Receivable 9,401 9,233 9,008 9,464 11,182

$ 83257 & 79622 § 77,573 $ 81,784 $ 117,192

" Annual interest expense was calculated using the December 31, 2006 market rate of 6.23% and a constant principal balance.

# Except as otherwise noted, fair values as of December 31, 2005 represent fair values of obligations or recetvables that were cutstanding as of
that date, and do not reflect the effect of any subsequent changes in principal balances and/or additions or extinguishments of instruments,

@ In June 2006, the Company terminated ewo interest rate swaps on a notional amount of $125 million, where the underlying debt was
$125 miltion of the Senior Notes due 2011. Prior to termination, che swaps had the effect of converting fixed rates to variable rates with

respect to the notional amount. Therefore, the fair value for 2005 includes the effect of the two interest rate swaps.
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Off-Balance Sheet Arrangements
The Company has no off-balance sheet arrangements thar are reasonably likely to have a current or future material effect on its financial

condition, revenues or expenses, results of operations, liquidity, capital expenditures or capital resources.

Cautionary Language Regarding Forward-Looking Statements

This Annual Report and other marerials the Company has filed or may file with the Securities and Exchange Commissian, as well as
information included in oral statemencs or other written statements made, or to be made, by senior management of the Company, contain,
or will contain, disclosures which are “forward-looking statements.” Forward-looking statement include all statements that do not relate
solely to historical or current facts and can be identified by the use of words such as "may,” “will,” “expect,” “believe,” “intend,” “plan,”
“estimate,” “project,” “continue,” “should,” “anticipare”™ and other comparable terms. These forvard-looking statements are based on the
current plans and expectations of management and are subject to 2 number of risks and uncerrainties chat could significanty affect the
Company's current plans and expectations and furure financial condition and results. Further, the resulis of the transactions anticipated 10
close in 2007 char are disclosed under che heading “Sale of the Senior Living Portfolio” and elsewhere in this Annual Report are forward-
locking, and if such transactions do not close, the results char the Company expects 10 achieve will not be realized. The Company under-
rakes no obligation to publicly update or revise any forward-fooking statements, whether as a result of new informarion, future events or
otherwise. Shareholders and investors are cautioned not to unduly rely on such forward-looking statements when evaluating the informa-
tion presented in the Company’s filings and reports. For a detailed discussion of the risk factors associated with the Company, please refer

to the Company's filings with the Securities and Exchange Commission.

APPLICATION OF CRITICAL ACCOUNTING POLICIES TO ACCOUNTING ESTIMATES

The Company’s Consolidated Financial Statements are prepared in accordance with accounting principles generally accepted in the
United States of America and the rules and regulations of the Securities and Exchange Commission. In preparing the Consolidated
Financial Statements, managemens is required to exercise judgments and make assumptions thar impact the carrying amount of assets and
liabilities and the reported amounts of revenues and expenses reflected in the Consolidated Financial Statements.

Management routinely evaluates che estimates and assumptions used in the preparation of Consolidated Financial Statements. These
regular evaluations consider historical experience and other reasonable factors and use the seasoned judgment of management personnel.
Management has reviewed the Company’s critical accounting policies with the Audit Committez of the Board of Directars.

Management believes the following paragraphs in this section describe the application of critical accounting policies by management to
arrive at the critical accounting estimates reflected in the Consolidated Financial Statements. The Company’s accounting policies are more

fully discussed in Note 1 1o the Consolidated Financial Statements.

Allowance for Doubtful Accounts and Credit Losses

The Company is a real estate investment trust that owns, manages and develops income-producing real estate properties and mortgages
throughour the United States. Many of the Company’s investments are subject to long-term leases or other financial support arrangements
with hospital systems and healthcare providers affiliated with the properties (see Notes 1 and 3 to the Consolidared Financial Statements
for further derails). Due to the nature of the Company’s agreements, the Company’s accounts receivable and interest receivables result
mainly from monthly billings of contractual tenant rents, lease guaranty amounts, principal and interest payments due on notes and mort-
gage notes receivable, late fees and additional rent,

Payments on the Company's accounts receivable are normally collected within 30 days of billing, and payments on the Company’s maort-
gage notes receivable and notes receivable are based on each note agreement. When receivables remain uncollected, management must
decide whether it believes the receivable is collectible and whether to provide an allowance for all or a portion of these receivables. Untike
a financial institution with a large volume of homogeneous retail receivables such as credit card foans or automobile loans that have a
predictable loss pattern over time, the Company’s receivable losses have historically been infrequent and are ded 1o a unique or specific
event. The Company’s allowance for doubtful accounts is generally based on specific identification and is recorded for a specific receivable
amount once determined that such an allowance is needed.

Management monitors the aging and collectibility of recetvables on an ongoing basis. At least monthly, a report is produced wherehy

all receivables are “aged” or placed into groups based on the number of days that have elapsed since the receivable was billed. Management
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reviews the aging report for evidence of deterioration in the timeliness of payments from tenants, sponsors or borrowers. Whenever dete-
tioration is noted, management investigates and determines the reason(s) for the delay, which may include discussions with the delinquent
tenant, sponsor, or borrower. Considering all informartion gathered, managements judgment must be exercised in determining whether a
receivable is potentially uncollectible and, if so, how much or what percentage may be uncollectible. Among the facrors management

considers in determining uncollectibility are the following:

* type of contractual arrangement under which the receivable was recorded, e.g., a mortgage note, a triple net lease, a gross lease, a
SPOHSOI' guaranty agrccmcn[ or some D[hcr typc 0{ agrel‘:ment;

= tenant’s ar debtor’s reason for slow paymenc;

* industry influences and healthcare segment under which the tenant or debtor operates;

* evidence of willingness and ability of the tenant or debtor to pay the receivable;

= credit-worthiness of the tenant or debtor;

+ coltateral, security deposit, letters of credit or other monies held as security;

* tenant’s or debtor’s historical payment pattern;

* state in which the tenant or debtor operates; and

* existence of a guarantor and the willingness and ability of the guarantor to pay the receivable.

_ Considering these factors and others, management must conclude whether all or some of the aged receivable balance is likely uncol-
lectible. Upon determining that some portion of the receivable is likely uncollectible, the Company records a provision for bad debe
expense for the amount it expecrs will be uncollectible. There is a risk that managemenc’s estimate is over- or under-stated; however, the
Company believes that this risk is mitigated by the fact that management re-evaluates the allowance at least once each quareer and bases
its estimates on the mast current information available. As such, any over- or under-statements in the allowance should be adjusted for as
soon as new and better information becomes available.

Included in the Company’s Consolidated Financial Starements are also receivables related to the Company’s VIEs. These receivables
consist primarily of patient receivables of the assisted living and skilled nursing facilities, which are billed and maintained by the operators
of those facilities. A significant portion of these receivables are due from Medicare and Medicaid and are generally collecred within 60 to
90 days of billing, while the receivables due from private payors are generally cotlected in a shorter period of time. The Company reviews
the aged delinquency reports, which age the receivables by patient or type of payor, to determine whether the Company believes an
allowance for uncollectible accounts in addition to the allowance provided for an the property’s financial statements is needed in the
Company’s Consolidated Financial Statements. As disclosed above under the heading “Sale of the Senior Living Portfolio,” the Company
plans to sell its senior living portfolio which will include properties related to its consolidated VIEs. As such, upon disposition of the prop-

erties the relared VIEs will no longer be consolidated and included in the Company’s Consolidated Financial Statements.

Accounts Receivable ,

As of December 31, 2006 and 2005, the Company’s accounts receivable balances were approximately $19.9 million and $20.3 million,
respectively, with allowances for uncollectible accounts of approximately $2.4 million and $2.0 million, respectively. For the years ended
December 31, 2006 and 2005, the Company recorded provisions for bad debt expense of $1.3 million and $1.3 million, respectively, and
collected or wrote off receivables of $0.7 million and $1.3 million, respectively.

Currently, the Company has no collectibility issues with its largest tenant, HealthSouth. However, should a collectibility problem arise
with respect to any of the Company’s significant tenants, the allowance for doubtful accounts would be increased which could have a mate-

rial impact on the Company’s Consolidated Financial Statements in future periods.

Maorsgage Notes and Notes Receivable
The Company also evaluates collectibiliry of its mortgage notes and notes receivable and records necessary allowances on the notes in
accordance with SFAS No. 114, “Accounting by Creditors for Impairment of a Loan” ("SFAS No. 1147), as amended. SFAS No. 114 indi-
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cares that a loan is impaired when it is probable that a creditor will be unable to collect all amounts due according to the contractual terms
of the loan as scheduled, including both contractual interest and principal payments. The Company evaluates all of its loans outstanding
each quarter for collectibility and considers many factors as described in the list of factors in the accounts receivable discussion above. The
Company's notes receivable balances were approximately $10.4 milfion and $11.6 mitlion, respectively as of December 31, 2006 and 2005.
The Company’s mortgage notes receivable balances were approximately $73.9 million and $105.8 mitlion, respectively, as of December
31, 2006 and 2005. During 2005, the Company reserved $0.1 million related to its notes and mortgage notes receivable which is included
in bad debt expense on the Company’s Consolidated Statements of Income. No additional reserves were recorded on notes and mortgage
notes receivable during 2006.

If management had used different estimates, or its methodology for determining and recording the allowance had been different, then
the amount of bad debt expense included in the Company’s Consolidated Financial Statements may have been different.

As disclosed above under the heading “Sale of the Senior Living Portfelio,” the Company plans to sell its senior living portfolio which
will include 16 of the Company’s 18 mortgage notes and notes receivable at December 31, 2006 with net carrying amounts totaling

approximately $71.8 million and $78.2 million, respectively, ar December 31, 2006 and 2005.

Depreciation of Real Estate Assers and Amortization of Related Intangible Assets

As of December 31, 2006, the Company had invested approximately $1.9 biltion in depreciable real esrate assets and related intangible
assets. When these real estate assets and related intangible assets are acquired or placed in service, they must be depreciated or amortized.
Management’s judgment involves determining which depreciation method to use, estimating the economic life of the building and
improvement components of real estate assets, and estimating the value of intangible assets acquired when real estate assets are purchased
that have in-place leases.

As described more fully in Note 1 to the Consolidared Financial Stacements, for real estate acquisitions subsequent to December 31,
2001, the Company accounts for acquisitions of real estate properties with in-place leases in accordance with the provisions of SFAS No.
141. When a building is acquired with in-place leases, SFAS No. 141 requires that the cost of the acquisition be allocated between the
acquired tangible real estate assets “as if vacant” and any acquired intangible assets. Such intangible assets could include above- (or below-)
market in-place leases and at-market in-place leases, which could include the opportunity costs 1ssociated with absorption period rentals,
direct costs assoctated with obtaining new leases such as tenant improvements, and customer relationship assets. Any remaining excess
purchase price is then allocated to goodwill. The identifiable tangible and intangible assets are then subject to depreciation and amortiza-
tion. Goodwill is evaluated for impairment on an annual basis unless circumstances suggest that a more frequent evaluation is warranted.

If assumptions used to estimate the “as if vacant” value of the building or the intangible ass=t values prove 10 be inaccurate, the pro-
ration of the purchase price between building and intangibles and resulting depreciation and amortization could be incorrect. The amer-
tization period for the intangible assets is the average remaining term of the actual in-place leases as of the acquisition date. To help prevent
errors in its estimates from occurring, managemenc applies consistent assumptions with regard 1o the elements of estimating the “as if
vacant” values of the building and the intangible assets, including the absorption period, occupancy increases during the absorptien period,
and tenant improvement amounts. The Company uses the same absorption period and occupancy assumptions for similar building types,
adding the future cash flows expected to occur over the next 10 years as a fully occupied building, The ner present value of these future
cash flows, discounted using a marker rate of return, becomes the estimated “as if vacant” value of the building.

With tespect 1o the building components, there are several depreciation methods available under accounting principles generally
accepted in the United States of America. Some methods record relatively more depreciacion expense on an asset in the early years of the
asset’s economic life, and relatively less depreciation expense en the asset in the later years of its economie life. The “straight-line” method
of depreciating real estate assets is the method the Company follows because, in the optnion of management, it is the method that most
accurately and consistently allocates the cost of the asser over its estimated life.

The Company has assigned a usefu! life to its buildings of either 31.5 or 39 years depending on the age of the property when zcquired
as well as other factors. Many companies depreciate new non-residential real estate assets over longer useful lives. The Company uses a

shorter, more conservative, econemic life because it believes it more appropriately reflects the economic life of the properties.

27
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Capitalization of Costs

Accounting principles generally accepted in the United States of America allow for capitalizarion of various types of costs. The rules and
regulations on capitalizing costs and the subsequent depreciation or amortization of those costs versus expensing ¢hem in the period vary
depending on the type of costs and the reason for capicalizing the costs.

Direct costs generally include construction costs, professional services such as architectural and legal costs, travel expenses, land acqui-

sition costs as well as other types of fees and expenses. These costs are capitalized as part of the basis of an asset to which such costs relaze.

Indirect costs include capitalized interest and overhead costs. The Company's overhead costs are based on overhead load factors that are
charged to a project based on direct time incurred. The Company computes the overhead load faccors annually for its acquisition and devel-
opment departmencs, which have employees who are involved in the projects. The overhead load factors are computed 1o absotb that
portion of indirect employee costs (payroll and benefits, training, occupancy and similar costs) that are attributable to the productive rime
the employee incurs working directly on projects. The employees in the Company’s acquisitions and development departments who work
on these projects maineain and repore cheir hours daily, by project. Employee costs that are administrative, such as vacation time, sick time,
or general and administrative time, are expensed in the period incurred.

Management’s judgment is also exercised in determining whether costs that have been previously capitalized in pursuit of an acquisition
or development project should be reserved for or wricten off if the project is abandoned or should circumstances otherwise change thar
cause the project’s viability to become questionable. The Company follows a standard and consistently applied policy of classifying pursuit
activity as well as reserving for those types of costs based on their classification.

The Company classifies its pursuit projects into four categories. The first category of pursuits is essentially “cold calls™ that have a remore
chance of producing new business. Costs for these projects are expensed in the period incurred. The second caregory includes pursuits that
might reasonably be expected to produce new business opportunities although there can be no assurance that they will result in a new
project or contract. Costs for these projects are capitalized but, due to the uncertainty of projects in this caregory, these costs are reserved
at 50% which means that 50% of the costs are expensed in the period incurred. The third category are those pursuits thar are either highly
probable to result in a project or contract or already have resulted in a project or contract in which the contract requires the operator to
reimburse our costs. Many times, these are pursuits invelving operators with which the Company is already doing business. Since the
Company believes it is probable that these pursuits will result in a project or contract, it capitalizes these costs in full and records no reserve.
The fourth caregory includes those pursuits that are acquisitions of existing buildings. As required by the Emerging Issues Task Force
(“EITF") Issue No. 97-11, "Accounting for Internal Costs Relaring to Real Estate Property Acquisitions,” the Company expenses in the
period incurred all incernal costs related to those types of acquisitions. Each quarcer, ail capitalized pursuic costs are again reviewed care-
fully for viability or a change in classification, and a managemenc decision is made as to whether any additional reserve is deemed neces-
sary. If necessary and considered appropriate, management would record an additional reserve at that time.

Capicalized pursuit costs, net of the reserve, are carried in other assets in the Company’s Consolidated Balance Sheets, and any reserve
recorded is charged co general and administrative expenses on the Consolidated Statements of Income. These pursuit costs will ultimarely
be written off to expense or will be capiralized as parr of the constructed real estace asset.

As of December 31, 2006 and 2005, the Company had capitalized pursuit costs totaling $1.6 million and $1.9 million, respectively,

and had provided reserves against these capitalized pursuic costs of $0.3 million and $0.3 million, respectively.

Valuation of Long-Lived and Intangible Assers and Gooduwill

The Company assesses the porential for impairment of identifiable intangible assets and long-lived assets, including real estate proper-
ties, whenever events occur or a change in circumstances indicare chat the recorded value might not be fully recoverable. Imporrant factors
that could cause management to review for impairment include significant underperformance of an asset relative to historical or expeczed
operating results; significant changes in the Company’s use of assets or the strategy for its overall business; plans to sell an assec before its
depreciable life has ended; or significant negative economic trends or negative industry trends for the Company or its operators. In addi-
tion, the Company reviews for possible impairment those assets subject to purchase options and those impacted by casualcies, such as hueri-
canes. As required by SFAS No. 144, if management determines thar the carrying value of the Company’s assets may not be fully recover-
able based on the existence of any of the factors above, or others, management would measure and record impairment based on the esti-

mated fair value of the properry. The Company recorded impairment of $1.5 million, $0.7 million, and $1.2 million, respectively, for the
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years ended December 31, 2006, 2005 and 2004 related to real estate properties. The impairments in 2005 and 2004 were recorded upon
the disposition of real estate assets and included the write-off of non-cash straight-line rent receivables. The impairment in 2006 relates to
one building adjusting the Company’s carrying value of the building to its estimated fair value,

As required by SFAS No. 142, “Goodwill and Other Incangible Assecs” (“SFAS No. 1427), the Company ceased amortizing goodwill as
of January 1, 2002. In lieu of continued amortization, the Company performs an annual goodwill impairment review. The 2006 and 2005

impairment evaluations each indicated that no tmpairment had occurred with respect to the $3.3 million goodwill asset.

Variable Interest Entity Analysis

FIN No. 46R provides guidance on and clarifies the application of Accounting Research Bulletin No. 51 to certain entities in which
equity investors do not have the characteristics of a cantrolting financial ineerest or do not have sufficient equity at risk for the entity w
finance its activiries withour additional subordinared financial supporr. FIN No. 46R provides criteria that, if met, would create a VIE,
which would then be subject to consolidation. If an entity is determined to be a VIE, the party deemed to be the primary beneficiary would
be required to consolidate the VIE. The primary beneficiary is the party which has the most variability in gains or losses of the VIE. In
order to derermine which party is the primary beneficiary, the Company must calculate the expected losses and expected returns of the
VIE, which requires a projection of expected cash flows and the assignment of probability weights to each possible outcome. Estimating
expected cash flows of the VIE and assigning probabilities to each outcome requires significant judgment by management. If assumptions
used 1o estimate expected cash flows prove o be inaccurate, management’s conclusions regarding which party is the VIE's primary benefi-
clary could be incotrect, resulting in the Company improperly consolidating the VIE when the Company is not the primary beneficiary

or nor consolidating the VIE when the Company is che primary beneficiary.

MANAGEMENT’S ANNUAL REPORT ON INTERNAL CoONTROL OVER FINANCIAL REPORTING

The management of Healthcare Realty Trust Incorporated (the “Company™} is responsible for establishing and maincaining adequare
internal control over financial reporting as defined in Rules 13a-15(f) and 15d-15(f) under the Securities Exchange Act of 1934. The
Company’s internal contral over financial reporting is designed to provide reasonable assurance regarding the reliability of financial reporting
and the preparation of financial starements for external purposes in accordance with generally accepted accounting principles. The
Company's internal control over financial reporting includes those policies and procedures that: (i) pertain o the maintenance of records
that, in reasonable detail, accurately and fairly reflect the transactions and dispositions of the assets of the Company; (i) provide reasonable
assurance that transactions are recorded as necessary to permit preparation of financtal statements in accordance with accounting principles
generally accepted in the United States, and that receipts and expenditures of the Company are being made only in accordance with autho-
tizations of management and directors of the Company; and (iii) provide reasonable assurance regarding prevention or timely detection of
unauthorized acquisition, use ot disposition of the Company’s assets thac could have 4 marerial eftect on the financial statements.

Because of its inherent limitations, internal contrel over financial reporting may not prevent or detect misstatements. Also, projections
of any evaluation of effectiveness to furure periods are subject 10 the risk that controls may become inadequate because of changes in condi-
tions, or that the degree of compliance with the policies or procedures may deteriorate.

Management assessed the effectiveness of the Company’s internal control over financial reporting as of December 31, 2006 using the
criteriz set forth by the Commirree of Sponsoring Organizarions of the Treadway Commission (COSQO) in Internal Control-Integrated
Framework. Based on that assessment, management concluded that the Company'’s internal conzral over financial reporting was effective
as of December 31, 2006. The Company’s independent auditors, BDO Seidman, LLE have issued an attestation repert on management’s
assessment of the Company’s internal control over financial reporting included herein.

Management has excluded from its assessment of the effectiveness of internal control over finincial reporting the internal control over
financial reporting of the variable interest entities (*VIEs”) required o be consolidated by the Company under the provisions of FIN No.
46R, “Consolidarion of Variable Interest Entities an Interpreration of Accounting Research Bulletin No. 51,” during 2006, Since the
Company does not have the contractual right, authority or ability, in pracrice, to assess the internal controls over financial reporting of the
VIEs, nor does the Company have the ability to dictate or modify those controls, management has concluded it is unable to assess the
effectiveness of the internal control over financial reporting of the VIEs. As of and for che year ended December 31, 2006, 0.2% and 2.0%

of the Company’s consolidated assets and net income, respectively, related to the variable incerest entities.
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Report of
INDEPENDENT REGISTERED PUBLIC ACCOUNTING FIRM

Board of Directors and Stockholders
Healthcare Realty Trust Incorporated

Nashville, Tennessee

We have audited the accompanying consolidated balance sheets of Healshcare Realty Trust Incorporated as of December 31, 2006 and
2005 and the related consolidated statements of income, stockholders' equity, and cash flows for each of the three years in the period ended
December 31, 2006. These financial statements are the responsibility of the Company's management. Our responsibilicy is to express an
opinion on these financial stacements based on our audits.

We conducted our audits in accordance with the standards of the Public Company Accounting Oversight Board (United States). Those
standards require that we plan and perform the audit to obrain reasonable assurance about whether the financial statements are free of
material misstatetnent. An audic includes examining, on a test basis, evidence supporting the amounts and disclosuses in the financial sace-
ments, assessing the accounting principles used and significant estimates made by management, as well as evaluating the overall financial
starement presentation. We believe that our audits provide a reasonable basis for our opinian,

As described in Note 15, the Company has announced its plan to sell its portfolio of senior living assers during 2007,

In our opinion, the consolidated financial statements referred to above present fairly, in al material respects, the financial position of
Healthcare Realty Trust Incorporated at December 31, 2006 and 2005, and the results of its operations and its cash flows for each of the three
years in the period ended December 31, 2006, in confermity with accounting principles generally accepted in the United States of America.

As discussed in Note ] to the Consolidared Financial Statements, effective January 1, 2006, the Company adopred the provisions of
Statement of Financial Accounting Standards No. 123 (Revised 2004), Share Based Payment, and effective December 31, 2006, the Company
adopted the provisions of Statement of Financial Accounting Standards No. 158, Employers’ Accounting for Defined Benefit Pension and Other
Post Retirement Plans. _

We were also engaged to audit, in accordance with the standards of the Public Company Accounting Oversight Board (United States),
the effectiveness of Healtheare Realry Trust Incorporated’s internal control over financial reporting as of December 31, 2006, based on
criteria established in Internal Control - Integrated Framework issued by the Commitree of Sponsoring Organizations of cthe Treadway
Commission (COS0) and our report dated March 1, 2007 expressed an unqualified opinion thercon.

Memphis, Tennessee
March 1, 2007




Report of
INDEPENDENT REGISTERED PUBLIC ACCOQUNTING FiRM

The Board of Directors and Stockholders
Healthcare Realty Trust Incorporated

Nashville, Tennessee

We have audited management's assessment, included in the accompanying Management's Annual Report on Internal Control Over
Firancial Reporting, thar Healchcare Realty Trust Incorporated maintained effective internal control over financial reporting as of
December 31, 2006, based on crireria established in Internal Control-Integrated Framework issued by the Commictee of Spensoring
Organizacions of the Treadway Commission (COSO). Healthcare Realty Trust Incorporated's management is responsible for maintaining
effective internal control aver financial reporting and for its assessment of the effectiveness of internal control over financial reporting. Our
responsibility is to express an opinion on management’s assessment and an opinion on the effectiveness of the company's internal control
over financial reporting based on our audit,

We conducred our audit in accordance with the standards of the Public Company Accounting Oversight Board (United States). Those
standards require thar we ptan and perform the audit to obtain reasonable assurance about whether effective internal control over financial
reporting was maintained in all material respects. Qur audit included obtaining an understanding of internal control over financial reporting,
evaluating management's assessment, testing and evaluaring the design and operating effectiveness of internal control, and performing such
other procedures as we considered necessary in the circumstances. We believe that our audit provides a reasonable basis for our opinion.

A company’s internal control over financial reporting is a process designed to provide reasonable assurance regarding the reliability of
financial reporting and the preparation of financial stazemens for external purposes in accordance with generally accepred accounting prin-
ciples. A company's internal control over financial reporting includes those policies and procedures that {1) pertain to the maincenance of
records thar, in reasonable derail, accurately and fairly reflect the transactions and dispositions of the assets of the company; (2} provide
reasonable assurance thar rransactions are recorded as necessary o permit preparation of financial statements in accordance with generally
accepted accounting principles, and that receipts and expenditures of the company are being made only in accordance with authorizations
of management and directors of the compary; and (3) provide reasonable assurance regarding prevention or timely detection of unautho-
tized acquisition, use, or disposition of the company's assets that could have a material effect on the financial statements.

Because of its inherent limitations, internal control over financial reporting may not prevent or detect misstarements. Also, projections
of any evaluation of effectiveness to future periods are subject to the risk thar controls may become inadequate because of changes in condi-
tions, or that the degree of compliance with the policies or procedures may deteriorate.

As described in Management's Annual Report on Internal Control Over Financial Reporting, management excluded from their assess-
ment of the effectiveness of internal contsol over financial reporting the internal controls of the variable interest entities {(*VIES”) required
to be consolidared by the Company under the provisions of FIN No. 46R, “Consolidation of Variable Interest Entities an Interpretation
of Accounting Research Bulletin No. 51.” As of and for the year ended December 31, 2006, 0.2% and 2.0% of the Company’s assets and
net income, respectively, are related o the VIEs. Qur audir of internal control over financial reporting of Healthcare Realry Trust also did
not include an evaluation of the internal control over financial reporting of the VIEs.

In our opinion, management's assessment thar Healthcare Realty Trust Incorporated maintained effective internal control over financial
reporting as of December 31, 2006, is faitly stated, in all material respects, based on criteria esmblished in Internal Control-Integrated Framework
issued by the Commirtee of Sponsoring Organizations of the Treadway Commission (COSO). Also in our epinion, Healthcare Realty Trust
Incorporated maintained, in all material respects, effective internal control over financial reporting as of December 31, 2006 based on criteria estab-
fished in Internal Control-Integrated Framework issued by the Committee of Sponsering Organtzations of the Treadway Commission {COS0).

We have also audited, in accordance with the standards of the Public Company Accounting Oversight Board (United States}, the accom-
panying consolidated balance sheets of Healthcare Realry Trust Incorporated as of December 31, 2006 and 2005 and the related consoli-
dated starements of income, stockholders’ equity, and cash flows for each of the three years in rthe period ended December 31, 2006 and

our report dated March 1, 2007 expressed an unqualified opinion,

Memphis. Tennessee g&@m\) / M

March 1, 2007
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. Consolidared
BALANCE SHEETS

December 31,
(Dollars in thousands, excepe per share amounts) 2006 2005
ASSETS
Real estate properties:
Land $ 129658 | § 133,195
Buildings, improvements and lease intangibles 1,741,126 1,670,884
Personal property 22,707 21,932
Construction in progress 38,835 7,030
1,932,326 1,833,041
Less accumulated depreciation (373,7006) (315,794)
Toral real estate properties, net 1,558,620 1,517,247
Cash and cash equivalents 1,950 7,037
Mortgage notes receivable 73,856 105,795
Assets held for sale, ner — 21,415
Orther assets, net 100,213 96,158
Total assets $ 1,734,639 | $ 1,747,652
L1ABILITIES AND STOCKHOLDERS EQUITY
Liabilities:
Notes and bonds payable $ 849982 [ % 778,446
Accounts payable and accrued liabilides 32,448 30,774
Other liabilities 26,537 25,964
Toral ltabilicies 908,967 835,184
Commitments and contingencies
Stockholders” equity:
Preferred stock, $.01 par value; 50,000,000 shares authorized; none issued and outstanding —_ —
Common stock, $.01 par value; 150,000,000 shares authorized; 47,805,448 and 47,768,148
shares issued and outstanding at December 31, 2006 and 2005, respectively 478 478
Additional paid-in capital 1,211,234 1,207,509
Accumulated other comprehensive loss {4,035) —
Cumulative net income 635,120 595,401
Cumulative dividends (1,017,125) (890,920}
Total stockholders equity 825,672 912,468
Total liabilities and stockholders’ equity 3 1,734,639 | § 1,747,652

See accompanying notes.
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Consolidared
STATEMENTS OF

INCOME

Year Ended December 31,

(Dollars in thousands, exceps per share dasa) 2006 2005 2004
REVENUES
Master lease rental income 3 83,251 | $ 70983 § 67,521
Property operating income 127,200 135,035 108,693
Straight-line rent 2,358 295 1,489
Mortgage interest income 11,014 9,103 8,766
Other operating income 41,059 36,356 33.727
204,882 251,772 220,196
EXPENSES
General and administracive 16,867 16,089 13,687
Property operating expenses 70,449 72,677 57,292
Other operating expenses 17,209 15,938 14,517
Impairments 3,611 — —
Bad debt expense, net 1,256 1,308 212}
[nterest 53,553 48,395 43,249
Depreciation 54,492 49,321 42,412
Amortization 9,938 12,153 8,140
229,375 215,881 179,085
INCOME FROM CONTINUING OPERATIONS 35,507 35,891 41,111
DISCONTINUED QPERATIONS
Net income from discontinued operations 1,010 10,007 15,632
Gain on sales of real estate properties, net of impairments 3,202 6,770 (1,210)
4,212 16,777 14,422
NET INCOME 5 39719 | § 52668 § 55533
Basic Earnings per Common Share:
Income from continuing operations per common share § 076 | § 077 $ 0.94
Discontinued operations per common share 3 009 | § 036 3% 0.33
Net income per common share L) 085 | % 113 % 1.27
Diluted Earnings per Common Share:
Income from continuing operations per common share 3 075 | § 076 § 0.92
Discontinued operations per common share e | § 0.35 0.32
Net income per common share 3 084 | § Lt 3§ 1.24
Weighted average common shares outstanding — Basic 46,527,857 46,465,215 43,706,518
Weighted average common shares outstanding — Diluted 47,498,937 47,406,798 44,627,475

See accompanying motes.
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Additional Accumulared  Cumulative Total
(Dollars in thousands, Preferred Common  Taid-In Other Net Cumularive  Stockholders’
axcept per share data) Stock Stock Capital  Comprehensive Loss [ncome Dividends Equity
Balance at December 31, 2003 $ - %430 $1.038378 % - 3487200 % (649.878) § 876,130
Lssuance of stock - 47 161,052 - - - 161,099
. Stock-based compensation - - 3.554 - - - 3,554
Net income - - - - 55,533 - 55,533
Dividends to common
sharcholders ($2.550 per share) - - - - - {115,700) {115,700}
Balance at December 31, 2004 - 477 1,202,984 - 542,733 (765,578) 980,616
Issuance of stock - 1 848 - - - 849
Stock-based compensation - - 3,677 - - - 3,677
Net income - - - - 52,668 - 52,668
Dividends to common
shareholders ($2.625 per share) - - - - - {125,342) (125,342)
Balance at December 31, 2005 - 478 1,207,509 - 595,401 (890,920) 912,468
Issuance of stock - - 204 ~ - - 204
Common stock redemption - - (481) - - - {481)
Stock-based compensation - - 4,002 - - - 4,002
Net income - - - - 39,719 - 39,719
Other comprehensive loss:
Adjustment required upon
adoption of SFAS No. 158 - - - (1,444) - - (1,444)
Other comprehensive loss - - - (2,591) - - (2,591)
Comprehensive income 35,684
Dividends to common
shareholders ($2.64 per share) - - - - - (126,203) (126,20%)
Balance at December 31,2006 |$ —  § 478 $1211234  § (4035  $635120  $(1,017,125) § 825,672 |

See ﬂ[fﬂdeﬂ]iﬂg notes,
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(Dollars in thousands) 2006 2005 2004
OPERATING ACTIVITIES
Net income $ 39,719 £ 52,668 $ 35533
Adjustments to reconcile net income to cash provided by operating activities: ,
Depreciation and amortization 65,529 063,529 57,420
Stock-based compensation expense 4,002 3,677 3,554
Increase in straight-line rent receivable (1,736) {99} (1,022)
Gain on sales of real estate properties, net of impairments (3,202) (6,770} 1,210
Impairments 5,611 - -
Equity in losses from unconsolidated LLCs 307 90 -
Provision for bad debr, ner of recoveries 1,256 1,308 (212)
Changes in operating assets and liabilities:
[ncrease in other assets (1,098} (9,855) {1,838)
Increase (decrease) in accounts payable and accrued liabilities (1,780} (3,9006) 6,203
Increase in other liabilities 480 963 5,410
Ner cash provided by operaring activities 109,088 101,605 126,238
INVESTING ACTIVITIES
Acquisition and development of real estate properties {126,347) {87.399) (355,470)
Funding of mortgages and notes receivable (22,794) (76,6306} (3,465)
Investment in unconsolidated LLCs {10,654) (11,135} -
Distributions from unconsolidated LLCs 988 326 -
Proceeds from sales of real estate 32,706 124,879 10,189
Proceeds from mortgage and notes collections/sales 72,553 14,095 48.636
* Net cash used in investing activities (53,548) {35.870) {300,110)
FINANCING ACTIVITIES
Borrowings on notes and bonds payable 364,000 250,348 565,494
Repayments on notes and bonds payable (287,048) (187,296) (436,689)
Dividends paid (126,205} (125,342) (115,700}
Proceeds from issuance of common stock 567 909 161,099
Interest rate swap termination (10,127) - -
Debr issuance costs (1,333) - (2,566)
Common stock redemption (481) - -
Net cash provided by (used in) financing activities (60,627) (61,381) 171,638
Increase (deciease} in cash and cash equivalents (5,087) 4,354 {2,234)
Cash and cash equivalents, beginning of year 7,037 2,683 4,17
Cash and cash equivalents, end of year $ 1,950 $ 7,037 $ 2683

Supplemental Cash Flow Information:

Interest paid {including interest on tnterest rate swaps) 3 55,083 $ 50,088 $ 41,789
Capitalized interest $ 1,292 $§ 1412 $ 1,782
Non-cash transactions:
Real estate foreclosures {or cransfers in lieu of foreclosure) L3 - $ - 3 6,242
Company-financed real estate property sales $ 16,906 3 - $ 1,300
Capiral expenditures accrued $ 370 $ 24t $ 4,014

See accompanying motes.
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Notes to
CONSOLIDATED FINANCIAL STATEMENTS

1. SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES
Business Qverview

Healthcare Realty Trust Incorporated (the “Company”) is a real estate investment trust thar integrates owning, managing and developing
income-producing real estate properties associated with the delivery of healthcare services throughout the United Scates. As of December 31,
2006, the Company had investments of approximarely $2.0 billion in 249 real estate properties and mortgages, including investments in
three unconsolidated limited liability companies. The Company’s 237 owned real estate properties are located in 28 states, totaling approx-
imately 12.9 milltion square feet. In addition, the Company provided property management services to approximately 6.8 million square

feet nationwide. Square footage discosures in this Annual Report are unaudited.

Principles of Consolidation

The Consolidated Financial Statements include the accounts of the Company, its wholly owned subsidiaries, consolidated variable
interest entities {“VIEs") and cereain other affiliated entities with respect to which the Company controls the operating activities and
receives substantially all economic benefits. All material inter-company transactions and balances have been eliminated in consolidation,

Investments in entities which the Company does not consolidate but for which the Company has the ability to exercise significant influ-
ence over operating and financial policies are reported under the equity method. Generally, under the equity method of accounting the
Company's share of the investee's earnings or loss is included in the Company's operating results.

In accordance with the Financial Accounting Standards Board (“FASB”) Interpretation (“FIN”} No. 46R, “Consolidation of Variable
Interest Entities an Interpretation of Accounting Research Bulletin No. 517 (“FIN No. 46R”), the Company has concluded that it has an
interest in 21 VIEs. The VIEs are derived from relationships berween the Company and the renant/operator of certain skilled nursing facili-
ties or assisted living facilities that are owned by the Company and ate operated by a licensed operator. In these cases, the Company has signed
lease agreements or management agreements with the operators, as well 2s working capital or term loan agreements. In certain cases, cash flow
deficits were expected in the facilities until operations were stabilized. During the stabilization period, the Company agreed to finance the est-
mated cash flow deficits but will receive some ot all of the economic benefits of the entities (primarily as a result of the entities’ pacient care
revenues) once the property is stabilized and has posisive cash flows. In other cases, the current operators are unable to finance capiral expen-
ditures needed in the facilities based on the current cash flows, and the Company has agreed to finance the capital expenditures.

FIN No. 46R requires a Company to consolidate a VIE if it is the primary beneficiary. The Company has concluded chat i is not the
primary beneficiary in 15 of the 21 VIEs and, therefore, is not conselidating the 15 entities into the Company's Consolidated Financial
Statements. For the remaining six VIEs, the Company has concluded thar it is the primary beneficiary and has consolidated the six enti-
ties into its Consolidated Financial Statements. In those cases where the VIEs are consolidated, the Company's Consolidated Financial
Statements include not only the Company's real estate asset investment of $153.4 million ($12.6 million, nex) as of December 31, 2006
and $15.4 million ($13.1 million, ner) as of December 31, 2005, bur also the assets (mainly receivables), liabilities (mainly accounts
payable) and results of operations of the VIE entities. Creditors of the VIEs have no recourse to the general credit of the Company.

The impact on the Company's Consolidated Financial Starements from the consolidation of the six VIEs is shown in the table below:

December 31,
{Dollars in millions) 2006 2005 2004
Number of entities 6 6 6
Carrying amount of consolidated assets that are
collateral for the obligations of the VIE $ -1 3 - $ -
Amounts included in the respecrive line items in the

Consolidated Financial Statements of the Company:

Cash 3 04 [ § 02 3 0.1
Other assets (including accounts receivable) $ 38 | % 39 $ 3.1
Toral liabiticies $ 20 | % 2.5 $ 1.5
Other operating income L) 178 | § 17.6 $ 15.4
Other operating expense 3 170 | § 15.9 $ 14.5

Net income $ 08 | § 1.7 $ 0.9




Netes to
CONSOLIDATED FINANCIAL STATEMENTS

Informacion for the V1Es that are not consolidated in the Company’s Consolidated Financial Statements is shown in the table below:

December 31,
(Dollars in millions) 200¢ 2009 2004
Number of entities 15 20 13
Total assets 3 2.5 $ 34.4 5 12.2
Net operating income (loss) " 3 05 | § (19 § 1.0
Maximum exposute to loss® $ 75 | % 9.0 § 5.3

o Net operating income (loss) for December 31, 2006, 2005 and 2004 includes depreciation and amortization of $0.8 millton, $0.7
million and $0.2 million, respectively, and subordinared management fees of $3.4 million, $3.0 million and $1.2 million, respectively.

@ Maximum exposure to loss equals the amounts funded by the Company en behalf of the VIEs as of the date specified.

Segment Reporting

The Company is in the business of owning, developing, managing, and financing healthcare-related properties. The Company is
managed as one reporting unit, rather than multiple reporting units, for internal reporting purposes and for internal decision making.
Therefore, the Company has concluded that it operates as a single segment, as defined by the FASB's Statement of Financial Accounting
Standards {“SFAS™) No. 131, “Disclosures about Segments of an Enterprise and Relared Information” (*SFAS No. 1317).

Use of Esiimates in the Consolidated Financial Statements
Preparation of the Consolidated Financial Statements in accordance with accounting principles generally accepted in the Unired States
of America requires management to make estimates and assumprions that affect amounts reported in the Consolidared Financial

Statements and accompanying notes. Actual results may differ from those estimares.

Accounting for Aequisitions of Real Estate Properties with In-Place Leases

The Company accounts for its reat estate acquisitions with in-place leases in accordance with the provisions of SFAS No. 141, “Business
Combinations” (“SFAS No. 141™), which became effective for acquisitions subsequent to December 31, 2001, SFAS No. 141, in combi-
nation with paragraph 9 of SFAS No. 142, "Accounting for Goodwill and Intangible Assers” (“SFAS No. 1427), requires that when a
building is acquired with in-place leases, the cost of the acquisition be allocated between the tangible real estate and the intangible assets
related 1o in-place leases based on their fair values. Where appropriate, the inrangible assets recorded could include goodwill or customer
relationship assets. The values related to above- or below-market in-place lease intangibles are amortized to rental income where the
Company is the lessot, are amortized to property operating expense where the Company is the lessee, and are amorrized over the average
remaining term of the in-place leases upon acquisition. The values of at-market in-place leases and other intangible assets, such as customer
relationship assets, are amortized and reflected in amortization expense in the Company’s Consolidated Statements of Income.

'The Company's approach to estimating the value of in-place leases is a multi-step process.

* First, the Company considers whether any of the in-place lease rental rates are above- or below-market. An asser (if the actual rental
rate is above-marker) or a liability (if the acrual rental rate is below-market) is calcularec and recorded in an amount equal to the
present value of the furure cash flows that represent che difference between the actual lease rate and the average marker race.

+ Second, the Company estimates an absorption period assuming the building is vacant and must be leased up to the actual level of
occupancy when acquired. During that absorption period the owner would incur direct costs, such as tenant improvements, and
would suffer lost rental income, Likewise, the owner would have acquired a measurable asset in that, assuming the building was
vacant, certain fixed costs would be avoided because the actual in-place lessees would reimburse a cerrain pottion of fixed costs
through expense reimbursements during the absorption period. All of these assets (tenant improvement costs avoided, rental income
lost, and fixed costs recovered through in-place lessee reimbursements) are estimated and recorded in amounts equal to the present

value of future cash flows.
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Notes to
CONSOLIDATED FINANCIAL STATEMENTS

* Third, the Company estimates the value of the building “as if vacant.” The Company uses the same absorption period and occupancy
assumptions used in step two, adding to those the future cash flows expected in a fully occupied building, The ner present value of
these future cash flows, discounted at a market rate of return, becomes the estimared “as if vacant” value of the building.

* Fourth, the actual purchase price is allocated based on the various asset fair values described above. The building and tenant improve-
menes components of the purchase price are depreciated over the useful life of the building or the average remaining term of the in-places
leases, respectively. The above- or below-market rental rate assets or liabilities are amortized to rencal income or property operating
expense over the remaining term of the above- or below-marker leases. The at-market in-place leases are amortized to amortization
expense over the average remaining term of the at-market in-place leases, customer relationship assets are amortized to amortization

expense over terms applicable to each acquisition, and any goodwill recorded would be reviewed for impairments ar least annually,
See Note 6 for more derails on the Company's intangible assets as of December 31, 2006.

Real Estate Properties

Real estate properties are recorded at cost, which may include both direct and indirect costs. Direct costs may include construction costs,
professional services such as architectural and legal cosrs, travel expenses, and other acquisition costs. Indirect costs may include capitalized
interest and overhead costs. As required by Emerging lssues Task Force (“EITF") Issue No. 97-11, "Accounting for Internal Costs Related
to Real Estate Property Acquisitions,” the Company expenses all internal costs related to the acquisition of existing or operating properties
{i.c., not in the development stages). As described in the preceding paragraphs, the cost of real estate properties acquired is allocared
between land, buildings, tenant improvements, lease and other intangibles, and personal property based upon estimated fair values ar the
time of acquisition. The Company's gross real estate assets, on a book-basis, including at-market in-place lease incangibles and assets held
for sale, toraled $1.9 billion as of December 31, 2006 and 2005. Assets held for sale rotaled $0 and $26.1 million ($21.4 million, net),
respectively, as of December 31, 2006 and 2005. On a tax-basis, the Company's gross real estate assets totaled approximarely $1.8 billion
and $1.7 billien, respectively, as of December 31, 2006 and 2005 (Unaudited).

Depreciation and amortization is provided for on a straight-line basis over the asset's estimated useful life:

Land improvements 15 years

Buildings and improvements 3.3,7.0,15.0,20.0, 31.5 or 39.0 years
Lease intangibles ' 13 to 106 months

Personal property 3 to 7 years

As required by SFAS No. 144, "Accounting for the Impairment or Disposal of Long-Lived Assets” (“SFAS No. 144"), the Company
must assess the potential for impairment of our long-tived assets, including real estate properties, whenever events occur or a change in
circumnstances indicates that the recorded value might not be fully recoverable. An impairment has occurred when undiscounted cash flows
expected 1o be generated by an asset are less than the carrying value of the asser. The Company recorded impairment charges of $1.5
million, $0.7 million, and $1.2 million, respectively, for the years ended December 31, 2006, 2005 and 2004 related to real estate prop-
erties. The impairments in 2005 and 2004 were recorded upon the disposition of real estate assets and included the write-off of non-cash
straight-line rent receivables. The impairment in 2006 relates to one building, adjusting the Company's carrying value of the building to

its estimated fair value. See Note 5 for other impairments recorded for the year ended December 31, 2006.

Discontinued Operations

The Company periodically sells properties based on market conditions and the exercise of purchase options by tenants. The operating
tesults of properties that have been sold or are held for sale are reported as discontinued operations in the Company's Consolidated
Statements of [ncome in accordance wich the criteria established in SFAS No. 144. Pursuant to SFAS No. 144, 2 company must repore
discontinued operations when a component of ar entity has either been disposed of or is deemed 10 be held for sale if {i) both the opera-

tions and cash flows of the component have been or will be eliminzted from ongoing operations as a result of the disposal transaction, and




Notes to
CONSOLIDATED FINANCIAL STATEMENTS

(i1} the entity will not have any significant continuing involvement in the operations of the component after the disposal rransaction. Long-
lived assets held for sale are reported at the lower of their carrying amount or their fair value less cost to sell. Further, depreciation of these
assers ceases at the time the assets are classified as discontinued operations. Losses resulting from the sale of such properties are characrer-
ized as impairment losses relating to discontinued operations in the Consolidated Statements of Income.

In the Company’s Consolidated Statements of Income for the years ended December 31, 2006, 2005 and 2004, operations related to
15, 31 and 37 properties, respectively, were included in discontinued operations with operating income (including depreciation and amor-
tization and excluding gains or losses on sale) toraling $1.0 million, $10.0 million and $15.6 millien, respectively. The Company did ot
classify any assets as held for sale as of December 3t, 2006. Assets held for sale as of December 31, 2005 included three properties in which
the operators had notified the Company of their intent to purchase the properties based on puschase option provisions under the feases or

property operating agreements with the Company. These three properties were sold in 2006.

Cash and Cash Equivalents

Short-term investments with original maturities of three months or less, when acquired, are classified as cash equivalents.

Federal Income Taxes

No provision has been made for federal income taxes. The Company intends at all times to qualify as a real estate investment trust under
Sections 856 through 860 of the Internal Revenue Code of 1986, as amended. The Company must distribute at least 90% per annum of
its real estate investment trust taxable income to its stockholders and meet other requirements t continue tw qualify as a real estate invest-

ment trust. See Note 13 for further discussion.

Saler and Use Taxes

The Company must pay sales and use taxes to cerrain stare tax authorities based on rents collected from tenants in properties located in
those states, The Company's leases generally allow the Company to bill and collect from ics tenants the amounts due for these taxes. The
Company collected and subsequently paid approximarely $1.4 million, $1.4 million and $1.5 million in sales and use taxes related to its
properties in Florida for che years ended December 31, 2006, 2005 and 2004 and accounted for these amounts on a net basis on the

Company's Consolidated Income Statement.

Goodwill and Other Intangible Assets

Under the provisions of SFAS No. 142 goodwill and intangible assets with indefinite lives are not amortized, but are tested at least annu-
ally for impairment. SFAS No. 142 also requires that intangible assets with finite lives be amortized over their respective lives to their esti-
mared residual values, and reviewed for impairment when impairmenr indicators are present, in accordance with SFAS No. 144 (see
previous discussion in the Real Estate Propertics policy}.

Identifiable intangible assets of the Company are comprised of enterprise goodwill, in-placc: lease intangible assets, customer relation-
ship intangible assets, and deferred financing costs. In-place lease and customer refationship intangible assets are amortized on a straight-
line basis over the applicable lives of the assets, Deferred financing costs are amortized over the term of the related credit facility under the
straight-line method, which approximates amortization under che effective interest method. Goodwill is not amortized but is evaluated
annually on December 31 for impairment. The 2006 and 2005 impairment evaluations each indicated that no impairment had occurred

with respect to the $3.5 million goodwill asser. See Note 6 for more detaif of the Company's intangible assets as of December 31, 2006.

Allowance for Doubtful Accounts and Credir Losses

Aceounts Receivable

Management monitors the aging and coliectibility of its accounts reccivable balances on an ongoing basis. At least monthly, a report is
produced whereby all receivables are “aged” or placed into groups based on the number of days thac have elapsed since the receivable was
billed. Management reviews the aging report for evidence of deterioration in the timeliness of payment from a tenan, sponsor, or debtor.
Whenever deterioration is noted, management investigates and determines the reason{s) for the delay, which may include discussions with

the delinguent tenant or sponsor. Considering all information gathered, management's judgment is exercised in determining whether a
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receivable is potentially uncollectible and, if so, how much or what percentage may be uncollectible. Among the factors management
considers in determining collectibility are the type of contractual arrangement under which the receivable was recorded, e.g., a triple net
lease, a gross lease, a sponsor guaranty agteerent, or some other rype of agreement; the tenant's reason for slow payment; industry influ-
ences under which the renant operates; evidence of willingness and ability of the tenant to pay the receivable; credit-worthiness of the
tenant; collateral, security deposit, letters of credit or other monies held as security; tenant's historical payment pattern; the state in which
the tenant operates; and the existence of 2 guarantor and the willingness and ability of the guarantor to pay the receivable.

Considering these factors and others, management concludes whether all or some of the aged receivable balance is likely uncollectible.
Upon determining that some portion of the receivabie is likely uncollectible, the Company records a provision for bad debts for the amount
it expects will be uncollectible. When efforts to collect a receivable are exhausted, the receivable amounc is charged off against the allowance.

The Company does not hold any accounts receivable for sale.

Mortgage Notes and Nozes Receivable

The Company also evaluates coftectibility of its mortgage notes and notes receivable and records necessary allowances on the notes in
accordance with SFAS No. 114, “Accounting by Credicors for [mpairment of a Loan” ("SFAS No. 114"}, as amended. SFAS No. 114 indi-
cates thar a loan is impaired when it is probable that a creditor will be unable to collect all amounis due according to the contractual terms
of the loan as scheduled, including both conrractual interest and principal payments. If a mortgage loan or note receivable becomes past
due, the Company will review the specific circusmstances and may disconcinue che accrual of interest on the loan. The loan is not returned
to accrual status until the debtor has demonstrated the ability ro continue debt service in accordance with the contracrual terms. As of
December 31, 2006 and 2003, there were no recorded investments in moregage notes or notes receivable thar were either on nen-accrual
starus or werte past due more than ninety days and continued to accrue interest.

The Company's notes receivable balances were approximately $10.4 million and $11.6 million, respectively, as of December 31, 2000
and 2005. Interest rates on the notes are fixed and range from 8.0% to 14.6% with maturity dates ranging from 2007 through 2023 as of
December 31, 2006. During 2005, the Company reserved $0.1 million refated to its notes and mortgage notes receivable which is included
in bad debt expense on the Company's Consolidated Statements of Income, No additional reserves were recorded on notes and mortgage
notes receivable during 2006 and does not hold any notes receivable available for sale.

The Company had mortgage notes receivable rotaling $73.9 million and $105.8 million, respectively, as of December 31, 2006 and 2005,
with weighted average maturities of approximately 3.59 years and 1.84 years, respectively. Interest rates on the portfolio ranged from 8.30%
10 15.00% as of December 31, 2006 and 9.83% to 13.29% as of December 31, 2005. The interest rates on the mortgage notes receivable
portfolio outstanding as of December 31, 2006 are fixed rates. The decrease in the mortgage notes receivable portfolio from December 31,
2005 to December 31, 2006 was mainly due to the repayment of certain mortgage notes during 2006. The Company does not hold any

mortgage notes receivable available for sale and believed its morigage notes were collectible as of December 31, 2006 and 2005.

Revenue Recognition

The Company recognizes revenue when collectibility is reasonably assured, in accordance with the Securities and Exchange Commission
Staff Accounting Bulletin No. 104, “Revenue Recognition” (“SAB No. 104”). In the event the Company determines thar collecribility is
not reasonably assured, it will discontinue recognizing amounts contractually owed or will establish ar allowance for estimated losses.

The Company derives most of its revenues from its real estate property and mortgage note receivables portfolio. The Company's rental
and morrgage interest income is recognized based on contractual arrangements with its tenants, sponsors or borrowets. These contracrual
arrangements fall into three categories: leases, mortgage notes receivable, and property operating agreements as described in the following
paragraphs, The Company may accrue late fees based on the contractual terms of a lease ot note. Such fees, if accrued, are included in
master lease income, praperty operating income, or mortgage interest income on the Company’s Consolidated Statements of Income,
based on the type of contractual agreement.

Income received bur nor yer earned is deferred until such rime it is earned, Deferred revenue, indluded in other liabilities on the
Consolidated Balance Sheets, was $8.1 million and $7.2 million, respectively, ac December 31, 2006 and 2005.
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Rental Income

Rental income related to non-cancelable operating leases is recognized as earned over the life of the lease agreements on a straight-line
basis. Additional rent, generally defined in most lease agreements as the cumulacive increase in a Consumer Price Index (“CPI") from the
lease start date ro the CPl as of the end of the previous year, is calculated as of the beginning of each year, and is then billed and recognized
as income during the year as provided for in the lease. The Company recorded addirional rental income, net of reserves of approximately
$2.5 million, $1.6 million and $3.0 million, respectively, for the years ended December 31, 2006, 2005 2nd 2004. Rental income from prop-
erties under a master lease arrangement with the tenant is included in master lease rental income and rental income from properties under
various tenant lease armangements, including operating expense recoveries, is included in property operating income on the Company's

Consalidated Statements of Income.

Mortgage Interest Income
Mongage interest income and notes receivable interest income are recognized based on the interest rates, macurity date or amortized period

specific to each note. The interest rates on the mortgage notes receivable portfolio outstanding as of December 31, 2006 were fixed rates.

Osher Operating Income

Other operating income on the Company's Consolidated Statements of Income generally includes shortfall income recognized under
its property operating agreements, revenues from its consolidated V1Es, management fee income, annual inspection fee income, loan exit
fee income, prepayment penalty income, and interest income on notes receivable.

Property operating agreements, berween the Company and sponsoring health systems, applicable to 15 of the Company's 237 owned real
estate properties as of December 31, 2006, contractually obligate the sponsoring health system to provide to the Company, for a short term,
aminimum rerurn on the Company's investment in the property in return for che right to be involved in the operating decistons of the prop-
erty, including tenancy. If the minimum return is nor achieved through normal operations of the property, the Company will calculate and
accrue any shortfalls as income that the sponsor is responsible 1o pay o the Company under the terms of the properry operating agreement.

The Company also consolidares the revenues of its VIEs. The V1Es' revenues consist primaritv of net patient revenues that are recorded
based upon established billing rates less allowances for contractual adjusiments in the period the service is provided.

The Company provides property management services for both third-parry and owned real estate properties. Management fees are
generally calculated, accrued and billed monthly based on a percentage of cash collections of tenant receivables for the monch.

A derail of other operating income for the years ended December 31, 2006, 2005 and 2004 is as follows:

{Dollars in millions) 2006 2005 2004
Propetty lease guaranty revenue 3 152§ 147 % 14.7
VIE operating revenue 17.8 17.6 15.4
Ineerest income 1.0 1.6 13
Management fee income 04 0.4 0.4
Loan exit fee and prepayment penalty income 2.2 0.1 t2
Other 4.5 2.0 0.7
$ 41.1 | § 364 $ 33.7

Derivative Financial Instruments

SFAS No. 133, “Accounting for Derivative Instruments and Hedging Acrivities,” SFAS No. 137, “Accounting for Derivative
Instruments and Hedging Activities - Deferral of the Effective Date of SFAS No. 133,” SFAS No. 138, “Accounting for Certain Derivative
Instruments and Certain Hedging Activities” and SFAS No. 149, "Amendment of Statement 133 en Derivative Instruments and Hedging
Accvidies,” (collectively, “SFAS No. 133"} require an entity to recognize all derivatives as either assets or liabilities in the consalidared

balance sheer and to measure chose instruments at fair value. Under certain condirtions, a derivarive may be specifically designated as a fair

41
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value hedge or a cash flow hedge. The Company's two interest rate swaps, entered into in 2001, were fair value hedges and were perfectly
effective. As such, changes in the fair value of the hedges wete reflected as adjustments to the carrying value of the underlying liability. In

June 2006, the Company terminated the two interest rate swaps. See Note 7 for more details on the interest rate swaps.

Contingent Liabilities

From time to time, the Company may be subject to loss contingencies arising from legal proceedings. Additionally, while the Company
maincains comprehensive liability and property insurance with respect to each of its properties, the Company may be exposed to unfore-
seen losses related to uninsured or underinsured damages.

The Company continually monitors any macters that may present a contingent liability, and, on a quarterly basis, management reviews
the Company's reserves and accruals in relation to each of them, adjusting provisions as deemed necessary in view of changes in available
information. Liabilities are recorded when a loss is determined to be both probable and can be reasonably estimated. Changes in estimates
regarding the exposure to a contingent loss are reflected as adjustments to the related liability in the periods when they occur.

Because of uncertainties inherent in the estimation of contingent liabilies, it is possible that management's provision for contingent
losses could change materially in the near term. To the extent that any losses, in addition to amounts recognized, are at least reasonably

possible, such amounts will be disclosed in the notes to the Consolidated Financial Statements.

Stock-Based Awards

During 2006, 2005 and 2004, the Company issued and had outstanding various employee stock-based awards. These awards included
testticted stock issued to employees pursuant to the 2003 Employees Restricted Stock Incentive Plan (the “Restricied Stock Plan”), the
Oprtional Deferral Plan and che 2000 Employee Stock Purchase Plan (“Employee Stock Purchase Plan”). See Note 10, Stock Plans. The
Employee Stock Putchase Plan features a “look-back” provision which enables the employee to purchase a fixed number of shares at the
lesser of 85% of the market price on the date of grant or 83% of the market price on the date of exercise, with optional purchase dates
occurring once each quarter for rwenty-seven months. .

Prior to 2006, the Company followed the recognition and measurement principles of Accounting Principles Board (APB”) Opinion Ne.
25, “Accounting for Stock Issued to Employees” (“APB Opinion No. 25") and related interpretations in accounting for its stock-based awards
to employees and followed the disclosure provisions of SFAS No. 123, “Accounting for Stock-Based Compensation” {“*SFAS No. 1237), as
amended. Effective January 1, 2006, the Company adopted SFAS No, 123(R), “Share-Based Payment™ ("SFAS No. 123(R)"), which revised
SFAS No. 123 and superseded APB Opinion No. 25. This statement focuses primarily on accounting for transactions in which a company
obrains employee services in share-based payment rransactions, including employee siock purchase plans under certzin conditions, but does
not change the accounting guidance for share-based payment transactions with parties other than employees. This statement requires all
share-based payments to employees to be recognized in the income statement based on their fair values. SFAS No. 123(R) permitted compa-
nies to adopt its requirements using one of two methods. The Company elected to follow the modified prospective method.

The compensatory nature of the Restricted Stock Plan and the determination of the related compensation expense under the provisions
of SFAS Ne. 123(R) are consistent with the accounting treatment prescribed by APB Opinion No. 25. However, the look-back feature
under the Employee Stock Purchase Plan does not qualify for non-compensatory accounting treatment under SFAS No. 123(R) as it did
under the provisions prescribed by APB Opinion No. 25, and, instead, requires fair value measurement using the Black-Scholes or other
pricing model and the recognition of expense over the vesting period. The accounting for the look-back feature associared with the
Employee Stock Purchase Plan under SFAS No. 123(R) is consistent with the accounting prescribed by SFAS No. 123, and as interprered
in FASB Technical Bulletin No. 97-1, “Accounting under Statement 123 for Certain Employee Stock Purchase Plans with a Look-Back
Option.” Therefore, the compensation expense recognized upon adoption of SFAS No. 123(R) was determined in the same manner that
the pro-forma compensation expense was calculated under SFAS No. 123, using the Black-Scholes model. In the first quarter of 2006, the
Company recognized in general and administrative expenses approximately $227,000 of compensation expense relaced to the January 1,
2006 granr of options to purchase shares under the Employes Stock Purchase Plan, where such options were immediately vested on the
date of grant. The Company grants options under its Employee Stock Purchase Plan once a year, during the first quarter, 2nd thus records

compensation expense related to those grants only in that quarter each year.
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The following table represents the effect on net income and earnings per share for the twelve months ended December 31, 2605 and
2004, as if the Company had applied the fair value-based method and recognition provisions of SFAS No. 123(R), as described above:

{Dollars in thousands, excepr per share data) 2005 2004

Net income, as reported : - . . $ 52668 § 55533
Add: Compensation expense for equity-based awards to employees, included in net income 3.647 3,523
Deduct: Compensation expense for equity-based awards to employees under the fair value method {3.871) (3.680)
Pro-forma net income $ 52444 § 55,370

Earnings per share, as reported:
Basic $ .13 % 1.27
Assuming dilution . 3 L1t § 1.24

Pro-forma earnings per share:

Basic $ 1.13 $ 1.27
Assuming dilution $ 1.11 L3 1.24
Earnings Per Share

Basic earnings per share is calcutated using weighted average shares outstanding less issued and outstanding but unvested restricted shares
of common stock. Dilutéd earnings per share is calculated using weighted average shares outstanding plus the dilutive effect of the
outstanding stock options from the Employee Stock Purchase Plan and restricted shares of commion stock, using the treasury stock method

and the average stock price during the petiod. See Note 11 for further discussion.

Accounting for Defined Benefit Pension Plans
The Company has penston plans under which the Company's Board of Direcrors and certain designated officers may receive retirement
benefits upon retirement and the completion of five years of service with the Company, The plans are unfunded and benefit payments will

be made from earnings of the Company. The pension plans are accounted for in accordance with SFAS No. 158, “Employers’ Accounting

for Defined Benefit Pension and Other Postretirement Plans, an amendment of SFAS No. 87, 88, 106 and 132(R),” (“SFAS No. 1587) ,

which the Company adopted during 2006.

Reclassifications
Certain reclassifications have been made in the Consolidated Financial Statements for the years ended December 31, 2005 and 2004

conferm to the 2006 presentation.

New Pronouncements

Accounting Changes and Error Corrections

In May 2005, the FASB issucd SFAS No. 154, “Accounting Changes and Error Corrections” {("SFAS No. 154"), which replaces APB
Opinion No. 20, “Accounting Changes” ("APB Opinion No. 207}, and SFAS No. 3, “Reporting Accounting Changes in Interim Financial
Statements,” and changes the requirements for the accounting for and reporting of a change in accounting principle. This Statement applies
to all voluntary changes in accounting principle and to changes required by an accounting pronouncement in the unusual instance that
the pronouncement does not include specific transition provisions. When a pronouncement includes specific transition provisions, those
provisions should be followed. SFAS No. 134 is applicable for accounting changes and corrections of errors made in fiscal years beginning
after December 15, 2005. -

APB Opinion No. 20 previously required that most voluntary changes in accounting principle: be recognized by including in net income
of the period of the change the cumularive effect of changing to the new accounting principle. SFAS No. 154 requires retrospective applica-

tion to prior periods' financial statements of changes in accounting principle. When it is impracticable to determine the cumulative effect of
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applying a change in accounting principle to all prior periods, SFAS No. 154 requires that the new accounting principle be applied as if it

were adopted prospectively from the earliest date pracicable. SFAS No. 154 defines retrospective application as the application of a different

. accounting principle to prior accounting periods as if that principle had always been used or as the adjustment of previously issued financial

statements to reflect a change in the reporting entity. SFAS No. 154 also redefines restatement as the revising of previously issued financial
statements to reflect the correction of an error. Finally, SFAS No. lS‘i,requifcs that a change in depreciation, amortization, or depletion
method for lorig-lived, non-financial assecs be accounted for as a change in accounting estimate affected by a change tn accounting principle.

SFAS No. 154 carries forward without change the guidance contained in APB Opinion No. 20 for reporting the correction of an error
in prcv:ously issued financial starements and a change in accounting estimate. SFAS No. 154 also carries forward the guidance in APB
Opmmn No. 20 requiring justification of a change in accounting prlnc1plc on the basis of preferability.

During 2006, the Company reclassified amounts related to properties acquired in three transactions during the 1990’ from land o building
based on managemencs determination that misclassifications had been made in the original recording of the transactions. As required under
SFAS No. 154, the Company reviewed the effects of the misclassifications from both a quantitative and qualitative perspective. Based on the
analyscs, management concluded that the adjustments required to correct the misclassification were not material to the current year's or any

prior years' financial statements and, therefore, recorded the necessary adjustment of $8.0 million from land to building on the Company's

 Consofidated Balance Sheer as of December 31, 2006 and recorded a corresponding adjustment to depreciation expense of $1.8 million, or

$0.04 per basic and dilured common share, in the Company's Consolidated Statement of lncome for the year ended December 31, 2006.

Accounting for Uncertainty in Income Taxes

In july. 2006, the FASB issued FIN No. 48, “Accounting for Uncertainty in Income Taxes, an interpretation of SFAS No. 109,
“Accounting for Income Taxes,” {“FIN No 48"} which clarifies the accounting for income taxes by prescribing the minimum recognition
threshold a tax position is required to meet before being recognized in the financial statements. FIN No. 48 will be effective for the

Company beginning January |, 2007. FIN No. 48 currently is not expected to have a material impact on the Company's Consolidated

) Fmanctal Statements. -

Fair Value Measurements.

Tn September 2006, che FASB issued SFAS No. 157, “Fair Value Measurements,” (“SFAS No. 157™). SFAS No. 157 establishes 2 frame-
work for measuring fair value and e.\cpands' disclosures about fair value, which should increase the consistency and comparability of fair
value measurements and disclosures. This statement applies to other current pronouncements that require or permit fair value measure-
ments but does not require any new fair value measurements. SFAS No. 157 will be effective for the Company beginning January 1, 2008

and is nor expected to have a material impact on the Company'’s Consolidated Financial Statements.

Emp!a_ym Accountmg for Defined Benefit Pension ana’ Other Postretirement Plans

" Effective December 31, 2006, the Company adopred SFAS No. 158 which requires the recognition of the ﬁmded status of a company's
bencfit plans as a net hablhry or asset with an offsetting adjustment to accumulated other comprehensive income in stockholders’ equity.
Upon adoption, the Company recorded an additional $4.0 million in benefit obligation, included in other liabilities, with an offset to other

comprehensive loss, included in accumulated other comprehensive loss which is included in stockholders’ equity on the Company's

~ Consolidated Balance Sheet. The adjustment of 51 A million to accumulated comprehensive loss upon adoption of SFAS No. 158 repre-

sents the net unrecognized actuarial loss remaining a5 of December 31, 2005, calculated in accordance with SFAS No. 87. The Company

has historically measured its benefir obligations as of the balance sheet date, therefore, no changes to the Company's measurement dates

. were required. |
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2. REAL ESTATE PROPERTIES
The following table summarizes the Company's owned real estate properties by type of facility and by state as of December 31, 2006.
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Buildings,
[mprovements,
At-Market .
Number of Lease Incangibles Perzonal Accumulaced
{Dollars in thousands) Facilities " Land and CIP Property Toml Depreciation
Medical Office/Ouipatient Facilisies: . ]
California 10 $ 17,510 § 90,078 § 88 $ 107,676 $ 24,795
Fiorida 26 20,972 177,334 © 154 198,460 45,488
Tennessee 18 8,371 156,618 139 165,128 25,378
Texas 42 30,259 356,995 876 388,130 63,117
Virginia 15 6,526 67,663 218 74,407 18,988
Other states 51 21,625 389,235 171 412,031 75,211
162 106,263 1,237,923 1,646 1,345,832 252,977
Assisted Living Facilities;™
Florida 2 2,364 14,725 1,101 18,190 857
Georgia 1 - 6,025 - 6,025 1,562
Pennsylvania 7 1.425 29,645 1,110 32,180 8227
Texas 4 - 28,895 - 28,895 7,491
3 Virginia 3 889 16,507 279 17,675 4,416
- Other szates 9 1,514 25,123 200 26,837 6,012
26 6,192 120,920 2.690 129,802 28,565
Skilled Nursing Facilities:®
Michigan 8 700 22,381 1,180 24,261 6,591
Oklahoma 5 120 12918 - 13,038 2774
Pennsylvania 3 479 20.5%6 690 21,765 5,747
South Carolina 4 868 26,053 700 27,62t 1,259
Virginia 6 1,459 35,775 - 37.234 9,275
Other states 3 2,289 18,732 405 21,426 4,595
, 29 5,915 . 136,455 2,975 145,345 30,241
Inpatiens Rehabilitation Faeilities:
[ Alabama 1 - 17,722 - 17,722 3,744
' Florida 1 - 11,703 - 11,703 1472
Pennsylvania 6 1,214 112,653 - 113,867 27,302
Texas 1 1,116 12,086 - 13,202 3,132
9 2,330 154,164 - 156,494 36,650
Independent Living Facilities:™
Tennessee 3 2,969 16,534 878 20,381 ‘ 902
Texas 4 7 43,972 145 44,124 11,336
2976 60,506 1,023 64,503 12,238
Osher Inpasiens Facilities: ) ‘
California 1 - 12,688 - 12,688 4,032
Indiana 1 1,071 . 42335 - 43,406 543
Michigan 1 4,405 9,454 - 13,859 2454
Texas 1 506 5516 - 6,022 1,514
4 5982 - 69,993 - 75,975 8,543
Corporate Property - - - - 14373 14,373 4492
Tatal Propercy 237 $129,658 $ 1,779,961 $22.707 $ 1,932,326 $ 373,706

" Includes six lessee developments.
e

@ The Company plans to sell its senior living portfolio during the first and second quarters of 2007, See Note 15.
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3. REaL ESTATE PROPERTY LEASES
. The Company's properties are generally lcased pursuant to non-cancelable, fixed-term operating leases or are supported through other
financial support arrangements with expiration dates through 2022. Somie leases and financial arrangements provide for fixed rent renewal
terms of five years, or multiples thereof, iri addition to market rent renewal terms. Some leases provide the-lessee, during the term of the
lease and for a short period thereafier, with an-option (see Purchase Opeions below) or a right of fiest refusal to purchase the leased prop-
erty.. The Company's. portfolio of master leases generally requires the lessee to pay minimum rent, additional rent based upon fixed
percentage increases or increases in the Consumer Price Index and all taxes {including property tax), insurance, maintenance and other
operating costs associated with the leased property.
Future minimum lease payments under the non-cancelable operaring leases and guaranteed amounts due to the Company under prop-

erty operating agreements as of December 31,'2006 are as follows {in thousands):

2007 ' S 192437
2008 174,392
2009 142,098
2010 | ) ) “115,693
2011 97,098
2012 and thereafter 338,388

$ 1,060,106

The Company had only one customer, HealthSouth Corporation, that accounted for 10% or more of the Company's revenues for the
three years ended December 31, 2006, including revenues from discontinued operations. HealthSouth provided 10% of the Company's
revenues for the years ended December 31, 2006 and 2005 and §1% of the Company’s revenues for the year ended December 31, 2004,

Purchase Options Exercisable

Certain of the Company's leases include purchase option provisions. The provisions vary from lease to lease but generally allow the lessee
to purchase the property covered by the lease at the greater of fair market value or an amount equal to the Company's gross investment.
As of December 31, 2006, the Company had-a gross investment of approximately $235.3 million in real estate properties that were subject
to outstanding, exercisable contractual options ro purchase, with various conditions and terms, by the respective operators and lessees thac

had not been exercised.

Purchase Options Exercised

In the first quarter of 2006, the Company sold three properties to a spensor pursuant to a purchase option provision in its property
operating agreement with the Company. The Company received notice from the sponsor of irs intent o exercise its purchase option on
September 29, 2005. As such, the Company included its $9.7 million investment ($8.0 millior, net) in the properties in assets held for
sale as of December 31, 2005. The Company received net proceeds totalmg $11.2 million from the sale and recognized a gain of approx-
imately $3.3 million on the sale.

In the second quarter of 2006, the Company sold a medical office building ro a lessee pursuant to a purchase option provision in its
master lease agreement with the Company. The Company received notice from the lessee of its intent to exercise its purchase option on
November 15, 2005. As such, the Company included its $16.4 million gross investment (513 4 million, net) in the building in assets held
for sale as of December 31, 2005, The Company fully financed the sale of the building and received a $14.9 million morrgage note receiv-
able, secured by the building. As required by SFAS No. 66, “Accounting for Sales of Real Estate” ("SFAS No. 667), the Company will
account for che gain under the installment method, thereby deferring the recognition of the gain of approximately $1.5 million until such

time thar recognition is allowed under the installment methed.
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Impairment Charge

In accordance with SFAS No. 144, long-lived assets {e.g., properties) must be evaluated for possible impairment whenever facts or
circumstances indicate that the carrying value might not be recoverable. During the third quarter of 2006, management identified one
property whose estimated future cash flows were not expected, based on a probability-weighted approach, to recover its carrying value. The
property had a net carrying value, before impairment, of apl;roximately $3.2 million. The Company recorded an impairment lass of $1.5

million, adjusting its carrving value 1o its estimated fair value of approximately $1.7 million.

4, ACQUISITIONS, DISPOSITIONS, AND MORTGAGE REPAYMENTS
Acquisitions

2006 Real Estate Acquisitions

In May 2006, as discussed in Note 3 above, the Company fully financed the sale of one of its medical office buildings in California, in
which the Company had a $16.4 million gross investment {$13.4 million, ner). In the transaction, the Company received a $14.9 million
mortgage note receivable, which is secured by the 87,000 square foor facility. As required by SFAS No. 66, “Accounting for Sales of Real
Estate” (“SFAS No. 66™), the Company will account for the gain under the installment method, thereby deferring the recognition of the
gain of approximately $1.5 million until such time that recognition is allowed under the installment method.

In June 2006, the Company acquired a 58,474 square foot medical office building and an adjoining 117,525 square foot orthopacdic
hospital in Indiana for $65.0 million. These properties arc keased under absolute net master lease agreements.

In September 2006, the Company acquired for $8.3 million an 11-acre site in Texas near two hospitals currently under construcrion.
The Company expects to develop an ourpatient medical facility on the site. -

In November 2006, the Company acquired a parcel of land in Hawaii for $2.5 mllllon which is adjaccnt to land the Company owns.
The Company anticipates it will begin construction on a $64.6 million medical office building on the combined parcels in lace 2007.

2006 LLC Investments

In January 2006, the Company acquired for $2.4 million a non-managing membership interest in a limited liability company (*LLC"),
which acquired one medical office building in Oregon. The Company has 2 50% ownesship interest in the LLC and does not have all of
the rights of a controlling member. As such, the Company does not consolidate the LLC but accounts for it under the equity method.

In March 2006, the Company acquired for $6.6 millien a non-managing membership interest in an LLC, which-acquired six senior
living facilities in Utah. The Company has a 10% ownership interest in the LLC but does not have all of the rights of a controlling member.
As such, the Company does nor consolidate the LLC but accounts for it under the cost method.

The Company had net investments in LLCs totaling approximately $20.1 million and $10.7 million, respectively, as of December 31,
2006 and 2005 thar are included in ather assets on the Company's Consolidated Balance Sheets.

2006 Mortgage Note Financings

During 2006, the Company acquired or originated four mortgage notes receivable for approximately $37.8 million.

A summary of the 2006 acquisitions, LLC investments and mortgage note financings follows:

. Cash Real Mortgage Square
(Dellars in millions) Considerarion Estate Financing Other Footage
Real estate acquisitions :
Indiana 3 650 ¢ 650 § - % - 175,999
Texas (land) 8.3 8.3 - - -
Hawait (land}) 2.5 2.5 — - -
75.8 75.8 - - 175,999
LLC investments 9.0 - - 9.0
Mortgage note financings 20.9 . - 37.8 (16.9)

Total 2006 Acquisitions 5 1057 % 758 % 378 3 (7.9
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2005 Real Estate Acquisitions
- In May 2005, the Company acquired four skilled nursing facilities in and around Charlesmn, South Carolina for $17.2 million and
assumed $9.3 million in mortgage debr. .

‘In August 2005, the Company acquired an assisted living facility in Hollywood, Florida for $11.1 million.

2005 LLC Investment

In April 2005, the Company acquired a non-managing membership interest in an LLC for $11.1 million, wl-uch acquired three medical
office bm!dmgs The Company has a 75% ownership interest in the LLC but does not have all of the nghrs of a controlling member. As
such, the Company does not consolidace the LLC but accounts for it undet the equity method: As of December 31, 2003, the Company's

" net investment in the LLC, included in ocher assets on the Company's Consolidated Balance Sheet, was $10.7 million:

" 2005 Martgage Note Findncings

During 2005, thc Company acqmred or originated six mortgage notes recclvable from six different entities for approximately $72.0

lmllhon

A simmary of the 2005 acquisitions, LLC investment and mortgage note financings follows:

Cash Real * Debr Mortgage ‘ Square.

:. (Dollars in millions) . - Consideration Estare Assumed Financing Orcher Footage
Real estate acquisitions ‘
Memphis, TN . § 188 $ 182 $ - 8 - $ 06 417,025
Charleston, 5C 17.2 26.1 (9.3) - 04 188,058
Hollywood, FL. -~ - o1 11.2 - - 0. 124,59
47.1 35.5 - {9.3) - 0.9 729,679
LLC investment . . ' 1LY - - - L1
'Mortgage note financings 7w - - 720 -
. Total 2005 Acquisitions _ $ 1302 8 555§ (93 $ 720 § 120

. D:.rpasmam C '

2006 Real Fstate Dupamzam

In January 2006, a sponsor under a financial support arrangement exercised a purchase option and purchased two properties in

* Pennsylvania, providing net proceeds to the Company rotaling $11.7 million, including a lease termination fee of $0.3 million. The

Company had a gross investment totaling $9.7 million ($8.0 million, net) in.the properties and reéognized a gain of approximately $3.3
million from the sale.
In April 2006, the Company sold three-medical office buildings in Alabama in which the Company had a gross investment toraling $26.3
million ($21.1 million, net). The Company received ner proceeds of approximately $21.0 million and recognized an immaterial gain on the sale.
~In May 2006, pursuant to a purchase option exercised in 2005, the Company sold a 87,000 square foot medical office building in
California and financed the sale transaction, See 2006 Real Estate Acquisitions above for further discussion-of this transaction.
* In July 2006, the Company partially financed the sale of one of its medical office buildings in Texas, in which the Company had'a $2.5
miflion gioss investment ($2.4 million, net). In [hp transaction, the Company received $0.3 million in cash and a $2.0 mil[iqn mortgage

note receivable which. in total, approximared the Company's carrying value of its investment in the building.
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2006 Mortgage Notes Receivable Repayments
During 2006, seven mortgage notes receivable totaling approximately $69.1 million were repaid. The Company also received $2.2
million in prepayment penalties from these transactions, which are included in other operating income on the Company’s Consolidated

Statement of Income.

A summary of the 2006 dispositions follows:

|ease Morigage
Net Real  Termination/  Other and Other
Nex Estate Prepayment  (Including Notes Gain/ Square
(Dollars in millions) Proceeds  Investment  Penalties Receivables) Receivable (Loss) Footage
Real estate dispositions _
Pennsylvania $ 1.7 3% 80 $ 03 § 01 §% - $ 33 50,883
Alabama 21.0 211 - 0.1) - - 152,063
California - 13.4 - - (13.4) - 87,000
Texas 0.3 24 - - {2.0) {0.1) 17,300
33.0 449 0.3 - (15.4} 32 307,246
Montgage notes receivables
repaymtents 71.3 - 2.2 - 69.1 <=
Total 2006 Dispositions P 1043 § 449 § 25 $ - § 537 § 32

2005 Real Estate Dispositions

In January 2005 and May 2005, a senior living operator purchased the ten properties it leased from the Company, producing ner sales
proceeds to the Company totaling $71.0 million. The ten properties covered by the purchase options exercised by this operatar comprised
approximately $74.9 million {$60.9 million, net) of the Company's real estate properties. The Company recognized a gain of approxi-
mately $7.3 million from the sale of the properties.

In February 2005 and April 2003, the Company sold two medical office buildings in Florida for approximarely $6.8 million in net sales
proceeds to the Company. The two properties comprised approximately $9.3 millien (7.4 million, net) of the Company's real estate prop-
erties. The Company recorded a $0.7 million impairment charge from the sale of the two properties.

On April 20, 2003, a second senior living operator purchased five properties it leased from the Company producing net sales proceeds
to the Company totaling $53.5 million. The five properties covered by the purchase options exercised by this operator comprised approx-
imately $53.1 million ($44.4 miltion, ner) of the Company's real estate assets. The Company recognized a gain of approximately $0.2
million from the sale of the five properties.

In May 2005, the Company sold a land parcel for approximately $2.0 million in net proceeds to the Company and recognized no gain

or loss on the transaction.
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During 2005, rwo morigage notes receivable totaling approximartely $4.1 million were repaid. The Company also received a $0.1

million prepayment penalty on the transaction.

A summary of the 2005 dispositions follows:

Lease Mortgage
Ner Real  Terminatien/  Other and Other
) Net Estare Prepayment  {Including Notes Gain/ Square
(Daollars in millions) Proceeds  Investmen:  Penalties Receivables)  Receivable {Loss) Footage
Real estate dispositions
Purchase option-10 properies $ 710 % 609 %8 18 1.0 - § 73 563379
Purchase option-5 properties 53.5 444 1.4 23 5.2 0.2 292,231
Florida-2 properties 6.8 7.4 - 0.1 - {0.7) 58,539
Land Parcel 2.0 1.9 - 0.1 - - -
’ 133.3 114.6 3.2 35 52 6.8 914,169
Mortgage notes reccivables
repaymeﬁts 42 - 0.1 - 4.1 ~
Total 2005 Dispositions $ 1375 $ 1146 $ 33 3.3 93 $ 0638

5, OTHER ASSETS

Other assets consist primarily of receivables, straight-line rent receivables, and intangible assers. Other assets as of December 31, 2006

and 2005 were as follows:

December 31,
(In millions} 2006 2005
Accounts receivable (3 199 ] 3 20.3
Notes receivable 10.4 11.6
- Allowance for uncollectible accounts (2.5 (2.0)
Straight-line rent receivables 22.8 211
Acquired patient accounts receivable, net 2.5 89
Equity investment in LLC 20.1 10.7
Deferred financing costs, net 5.5 5.7
Above-market intangible assets, net 6.6 6.7
Customer relationship intangible asser, net . 14 L6
Goodwill 3.5 3.5
Prepaid assets 8.1 5.5
Other 1.9 2.6
3 1002 | § 96.2

During the fourth quarter of 2003, the Company agteed to terminate several medical office building leases relating to a physician clinic

in Virginia. At the time of the lease termination, the Company had outstanding receivables owed by the tenant of approximately $10.3

million. In connection with such termination and a related troubled debt restructuring, the Company received patient accounts receivable

of the clinic, having a fair value estimated at $9.1 million, and recorded bad debt expense of $1.2 million on receivables related o the

terminated leases which was reflected in bad debrt expense on the Company's Consalidated Statement of Income for the year ended

December 31, 2005. In connection with these transactions, the Company also entered into a new long-term master lease agreement with
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a new lessee for the same properties providing for annual minimum lease payments of approximately $5.0 million. During 2005 and 2006,
the Company collected $0.2 million and $2.1 million, respectively, of the patient accounts receivable. As a result of the Company's collec-
tion experience, as well as the types and ages of patient receivables remaining, the Company revised its estimate of the fair value of the
patient accounts teceivable and recorded impairment charges of $4.1 million and related valuation allowances of $0.2 million during 2006
on the parienr accounts receivable. See Note 1 for othier impaitmen(; recorded for the year ended December 31, 2006

. During the first quarter of 2006, the Company acquired a non-managing membership interest in two LLCs for $9.0 million which is

inctuded in the equity investment in LLC line in the table above. See Note 4 for more details on these investments.

6. INTANGIBLE ASSETS AND LIABILITIES
- The Company has several types of intangible assets and liabilities included in its Consolidared Balance Sheets, including bur not limited
to goodwill, deferred financing costs, above-, below-, and ar-market lease intangibles, and customer refationship intangibles. The

Company's intangible assets and liabilicies as of December 31, 2006 and 2005 consisted of the following:

Balance at Accumulated Amortization  Weighted
December 31, at December 31, Avg Life Balance Sheet | st

{(In millions) 2006 2005 2006 2005 (Years) Classification

Goodwill $ 35 § 35 $ - L3 - N/A Other assers

Deferred financing costs 10.7 114 5.2 3.7 4.8 Other assets

Above-marker lease intangibles 6.9 6.9 0.3 0.2 723 Other assets
- Customer relationship intangibles 1.5 1.6 0.1 - 36.6 Other assets

Below-market lease intangibles (0.4) {0.4) ©.1) - 2.2 Other liabilities

At-market lease incangibles 39.0 . 393 314 215 2.3 Real estate properties

Total $ 612 |$ 623 $ 369 $ 274 29.3 '

Amortization of the intangible assets and liabilities, in place as of December 31, 2006, is expected to be approximarely $5.9 million,
$3.3 million, $1.7 million, $1.2 million, and $0.7 million, respectively, for each of the years ended December 31, 2007 chrough 2011.

7. NOTES AND BONDS PAYABLE
Notes and bonds payable as of December 31, 2006 and 2005 consisted of the following:
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) December 31,

(In thousands) ‘ 2006 2005

Unsecured credit facility due 2009 ) $. 190,000 | $ -
Unsecured credic facility due 2006 e .- - ~ee. = - 73,000
Senior notes due 2006 . - 29,400
Senior notes due 2011, including premium 301,083 - 306,629
Senior notes due 2014, net of discount 298,838 .- 298,708
Mortgage notes payable 60,061 . 70,709
- - - 1§ 849,982 | § 778,446

As of December 31, 2006, the Company was in compliance with all covenant requirements under its various debt instruments.

Unsecured Credit Factlity due 2009
In January 2006, the Company entered into a $400 million credit facility (the “Unsecured Credir Facility due 20097} with a syndicate
of 12 banks. The facility may be increased to $650.0 million during the fifst two years at the Comyiany's option, subject fo obtaining additional
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capital commitments from the banks. The credit facility matures in ]anuafy 2009, but the term may be extended one additional yeat. Loans

. outstanding_ under the Unsecured Credit Facility due 2009 (other than swing line loans and comperitive bid advances) will bearinterest at

a rate equal 1o (x) LIBOR or the base rate {defined as the higher of the Bank of America prime rate and the Federal Funds rate plus 0.50%)

plus (y) a margin ranging from 0. 60% to 1 .20% (currently 0.90%}, based gpon the Con;pany's unsecured debt ratings. The weighted
,average rate on borrowings outstanding as of December 31, 2006 was 6. 25%. Addmonal]y, the Company will pay a facility fee per annum

on the aggregate amount of commitments. The facility fee may range from 0.15% t0 0.30% per annum (currcmly 0.20%), based on the

Company's unsccured debr ratings. The Unsecured Credit Facility due 2009 contams certain representations, warrannes and financial and
other covenants customary in such loan agreements. The Company had borrowmg capacity remaining of $210.0 million under the facilicy
as of December 31, 2006,

iUmemrrd Credit Facility duc 2@06 n

In October 2003, the Company entered inte a $300.0 million unsecured credie facilicy (the “Unsecured Credit Facility due 2006”) witch .
a syndicate of 12 banks. Rates for borrowings under the Unsecured Credit Facility due 2006 were, at the Company's option, based on
LIBOR or the higher of the Federal Funds Rate plus-1/2 of 1% or the agent bank's prime rate and could vary based on the Company's

" debr rating. The weighted average rate on borrowings outstanding as of December 31, 2005 was 5.42%. In addition, the Company

incurred an annuai Facﬂlty fee of 0.35% on the commitment, In January 2006, the Unsecured Credit Facility due 2006 was repaid with

‘proceeds from the Unsecured Credit, Famhry due 2009,

Senior Notes a’ue 2006 h

In April 2000, the.Company privately placed $70.0 million of unsecured senior notes (the “Senior Notes due 2006”) with multiple

.purchasers affiliated with two lending institutions. The Senior Notes due 2006 bore incerest at 9.49% and were fuily repaid on Apnl 3, 2006.

Smwr Notes due 2011
"In 2001, the Company publlcly issued $300.0 million of wnsecured senior notes due 2011 (the “Senior Notes due 20117). The Senior

' Notes due 2011 bear incerest ar 8,125%, payablc semi-annually on May | and November 1, and are due on May 1, 2011, unless redeemed

earlier by the Company. The notes were orlglnally issued at a discount of apprommate[y $1.5 million, which yielded an 8. 202% interest
rate per annum upon issuance. In 2001, the Company entered into interest rate swap agreements for notional amounts totaling $125.0
million to offser changes in the fair value of $125. 0 million of the notes. The Company paid interest at the equivalent rate of 1.99% over
six-month LIBOR. [n March 2003, the Coipany terminated these interest ratc swap agreements and entered into new swaps under terms
ldcnncal to those of the 2001 swap agreements except that the equwalcnt rate was adjusted to 4.12% over sii-month LIBOR. The
Company received cash equal (o the fair value of the terminated swaps (' premium”) of $18.4 million, which was combined with the prin-

cipal balance of the Senior Notes due 2011 on the Company's Consolidated Balance Sheets and was being amortized against interest

" expense over the remaining term of the notes, offsetting the increase in the spread over LIBOR. The derivative'instruments mer all of the

requirements of a fair value hedge and were accounted for using the “shortcur method” as set forth in SFAS No. 133. As such, changes in

fair value of the derivative instruments had no impact on the Company’s Consolidated Statements of Income. In June 2006, the Company

. terminated these interest rate swap agreements and paid $10.1 million, eqial to the fair value of the interest rate swaps at termination, plus

'in';cregt due of $0.3 million. The.$10.! million paid by the Company was offset against the remaining premium from the 2003 termina-

tion: The remaining net premium of $1.2 million was combined with the principal balance of the Senior Notes due 2011 on the

* Company's Consolidated Balance Sheets and will be amorrized against interest- experise over the remaining term of the notes resulting in

a new effective rate on thie notes of 7.896%. For the years ended December 31, 2006, 2005 and 2004, the Company andortized $1.0

million, $1.8 million,-and ‘$1.7 million, }cspectivel); of the net premium which is included in interest expense on the Company's

A
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" . Consolidated Statements of Income. The following table reconciles the balance of the Senior Notes due 2011 on the Company's
Consolidated Balance Sheers a5 of December 31, 2006 and 2005:

December 31,
{In thousands) 2006 2005
Senior Notes due 2011 face value $ 300,000 $ 300,000
. Unamartized net gain (net of discount) . 1,083 12,226
Fair value of interest rate swaps - C(5.597)
Senior Notes due 2011 carrying amount ) $ 301,083 | § 306,629

Senior Notes due 2014 )

On March 30, 2004, the Company publicly issued $300.0 million of unsecured senior notes due 2014 (the “Sentor Notes due 2014”).
The Senior Notes due 2014 bear interest at 5.125%, payable semi-annually on April 1 and Ocrober 1, and are due on April 1, 2014, unless
redeemed earlier by the Company. The notes were issued at a discount of approximately $1.5 millien, yielding a 5.19% interest rate per
annum. For each of the years ended December 31, 2006, 2009 and 2004, the Company amartized approxtmately $0.1 million of the 3
discount which is included in interest expense on the Company's Consolidated Statements of Income. The following table reconciles the
balance of the Senior Notes due 2014 on the Company's Consolidated Balance Sheets as of December 31, 2006 and 2005:

chccmbcr 31,
{In thousands) 2006 2005
Senior Notes due 2014 face value ' $ 300000 | $ 300,000
Unamortized discount {1,162} (1.292)
Senior Notes due 2014 carrying amount $ 298,838 | § 298,708

Mortgage Notes Payable
As of December 31, 2006, the Company had outstanding 10 non-recourse mortgage notes payable, with the relaced collaseral, as follows:
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lvestment in
Effective Number Collareral ar Contractual Balance at
Original Interest Maturity of Notes Decernber 31, December 31, Decemnber 31,

(Dollars in millions) Balance Rate Date Payable Collateral® 2006 2006 2005
Life Insurance Co. " $ 233 7765%  7/26 I MOB  § 462 § 205 $ 208
Life Insurance Co.® 4.7 7.765% 1117 1 MOB 11.0 3.2 3.4
Commercial Bank © 23.4 7.220% 5711 5 7 MOBs 53.6 12,6 22.2
Commercial Bank ™ 5.3 ’ 5.550% 4131 1 SNF 10.3 5.1 5.2
Commercial Bank™ 4.0 8.000% 4/32 1 SNF 8.2 39 4.0
Life Insurance Co.t 15.1 5.490% 1/16 1 MOB‘ 23.8 14.8 15.1
10 $153.1  § 60.1 $ 707

# Payable in monthly installments of principal and interest based on a 30-year amortization with the final payment due at maturiry.
_Payable in monthly installments of principal and interest based on a 20-year amortization with the final payment due at maturity.

- @ Payable in fully amortizing monthly instaliments of principal and interest due at maturity. Originally, the Company had 8 morngage
notes totaling $35.0 million on 10 MOBs. Three of the mortgage notes, originally totaling $11.6 million, were defeased during the
second quarter of 2006.

“ Payable in monthly installments of principal and interest based on a 10-year amortization with the final payment due at marurity.

.9 MOB-Medical office building; SNF-Skilled nursing facility
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"The contractual interest rates for the 10 outstanding mortgage notes ranged from 5.49% to 8.50% at December 31, 2006. Three mort-
gage notes payable totaling approximately $7.1 million were repaid in April 2006 related to the sale of three medical office buildings which

secured the mortgage notes.

Other Long-Term Debt Information
Future maturities of the Company's notes and bonds payable, net of related discount of $1.1 million and premium of $1.2 million, as

of December 31, 2006 were as follows (in thousands):

2007 ' 5 3,646
2008 ° : ‘ 3923
2009 194,225
2010 4,549
2011 302,182
2012 and thereafter . 341,457

$ 849,982

 Includes $190.0 million cutstanding on the Unsecured Credit Facility due 2009.

In the Company's 1998 acquisition of Capstone Capital Corporation (“Capstone”}, it acquired four interest rate swaps previously entered
into by Capstone. In order to set the liabilities assumed by the Company, the Company, concusrently with the acquisition, acquired off-setting

swaps. The remaining liability as of December 31, 2006, 2005 and 2004 was $0.2 million, $0.4 million and $0.6 million, respectively.

8. STOCKHOLDERS' EQUITY
Common Steck R

The Company had no preferred shates outstanding and had common shares outstanding for each of the three years ended December 31,
2006 as follows: 7

Year Ended December 31,
_ 2006 2005 2004
Common Shares )

Balance, beginning of period " 47,768,148 47,701,108 42,991,416
Issuance of stock _ 3,876 29,348 4,686,789
Restricted stock-based awards, net of forfeirures 33,424 37,692 22,903

Balance, end of period 47,805,448 47,768,148 47,701,108

On'July 25, 2006, the Company's Board of Directors authorized the rcpur;hasc of up 1o 3,000,000 shares of the Company's common
stock. The Company may elect, from time to time, to repurchase shares either when market conditions are appropriate or as 2 means to
reinvest excess cash flows from investing activities. Such purchases, if any, may be made either in the open market or through privately
negotiated transactions. As of Dlecember 31, 2006 the Company had not repurchased any shares.

On July 28, 2004, the Company sold 4,000,000 shares of Common Stock, par value $0.01 per share, at $36.30 per share ($34.57 per
share net of underwriting discounts and commissions} in an underwritten public offering. The Company received approximately $138.3
million in net proceed§ from the offering, On August 5, 2004, the underwriters purchased 600,000 additional shares to cover over-allot-
ments generating approximately $20.7 million in additional net proceeds to the Company. The proceeds from the offering, including the
over-ailotment procccds, were used to fund the acquisition of 20 buildings from Baylor Healch Care System, to repay the outstznding
balance on the Unsecured Credir Facility due 2006, and for general corporate purposes. .
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Accumulated Other Comprebensive Income
As discussed in more detail in Note 1, the Company adopred SFAS No. 158 effective Dlecember 31, 2006. Upon adoption of SFAS No.
158, the Company recorded an additional $4.0 million in benefit obligation related to its pension obligations, included in other liabilices,

with an offset to other comprehensive income, included in stockholders’ equity on the Company’s Consolidated Balance Sheet.

9. BENEFIT PLANS
Executive Retirement Plan

The Company has an Executive Retirement Plan, under which an officer designated by the Compensation Committee of the Board
of Directors may receive upon normal retirement {defined to be when the officer reaches age 65 and has completed five years of service
with the Company) an amount equal to 60% of the officer’s final average earnings (defined as the average of the executive's highest
three years’ earnings) plus 6% of final average earnings times years of service after age 60 (but not more than five years), less 100% of
certain other retirement benefits received by the officer, to be paid in monthly installments over a period not to exceed the greater of
the life of the retired officer or his surviving spouse. Assuming the officers currently eligible for retirement retire ar the normal
retirement date, the Company would begin making benefit payments (other than the $83,000 currendy being paid annually) of
approximately $1.1 million per year, based on assumptions at December 31, 2006, which would increase annually based on CPL Rather
than receiving monthly payments, the retiring officer has the option to request a lump sum retirement payment, equal to the present

value of the total expecred payments.

Retirement Plan for Outside Directors

The Company has a retirement plan for outside directors under which a director may receive upon normal retirement (defined to
be when the director reaches age 65 and has completed at least five years of service as a director) payment annually, for a peried equal
to the number of years of service as a director but not to exceed 15 years, an amount equal to the director’s annual retainer and meeting
fee compensation {for 2006 chis amount ranged from $33,000 to $46.750) immediately peeceding retirement from the Board. Such
benefit payments are to be made to the retired director or his beneficiary in equal quarterly installments for the duration of the applicable

payment period.

Retirement Plan Information
Net periodic benefit cost for both the Executive Retitement Plan and the Retirement Plan for Outside Directors (the *Plans”) for the

three years in the period ended December 31, 2006 is comprised of the following:

{In thousands) 2006 2005 2004
Service cost $ 995 | § 681  § 543
Interest cost - 743 487 395
Amortization of net gainfloss 417 169 48
Net loss recognized in other comprehensive loss $ 2155 | 8 1337 § 986
Total recognized in net periodic benefit cost and other comprehensive loss 2,591 - -
$ 4746 | 8 1337 $ 986

The Company estimates that approximately $0.4 million of the net loss recognized in other comprehensive loss totaling $4.0 million
will be amortized to expense in 2007,
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The Plans are in-funded, and benefits will be paid from earnings of the Company. The following table sets forth the benefit obligations
as of December 31, 2006 and 2005.

. {In theusands) . 2006 - 2005

Benefit abligation at beginning of year ‘ $ 8345 1 § 6,615
Service cost. ' 995 681
[nterest cost 743 487
Benefits paid ‘ (8%) (83)

’ Actuarial gain/loss, net™ . : ‘ 3,008 645

Benefit obligation at end of year $ 13008 { § . 8345

@ 2006 includes the impact of changes made to compensation assumptions,
Amounts recognized in the balance sheer are as follows:
(In thossands) - 2006 2005

Net liabilities included in accrued liabilities $ 8973 § . (6,901)
(4,035) -

Amounts recognized in accumulated other comprehensive loss

Accounting for the Executive Retirement Plan for the years ended December 31, 2006 and 2005 assumes a discount rate of 6,.40% and
a compensation increase rate of 2.7%. Accounting for the Retirement Plan for Outside Directors assumes a discount rate of 6.40%. At
December 31, 2006, three employees and three non-employee directors were eligible to retire under the Executive Retirement Plan or the

Retirement Plan for Quuside Directors. 1f these individuals retired at normal retirement age and received full retirement benefits based upon

* the terms of each applicable plan, furure benefits payable is estimated to be approximately $32 million as of December 31, 2006. ,

10. STock PLANS
Restriceed Stock Plans

<2003 Employees Restricted Stock Incentive Plan

“The 2003 Employees Restricted Stock Incentive Plan, as amended {*The Restricted Stock Plan™), authorizes the Company to issue
2,099,853 shares of common stock to its employees. The Restricted Stock Plan terminates on December 1, 2012. As of December 31,
2006 and 2005, the Company had issued, net of forfeitutes, a toral of 98,793 and 68,469 restricted shares, respectively, under the
Restricted Stock Plan and 2 total of 1,288,952 and 1,301,852 restricted shares, respectively, under its predecessor plan for compensation-
related awards to employees. No additional shares will be issued under the predecessor plan. The shares issued under the Restricted Stock
Plan and its predecessor plan are generally subject to fixed vesting periods.varying from three to ten years beginning on the date of issue.
1f an employee voluntarily terminates employment with' the Company before the end of the vesting period, the shares are forfeited, at no
cost to the Company. Once the shares have been issued, the employee has the right to receive dividends and the right to vote the shares.

Compensation expense recognized in 2006, 2005 and 2004 from the amortization of the value of the shares issued under the Restricted

Stock Plan and its predecessor plan was $3.5 million, $3.6 miltion and $3.6 million, respectively.

Non-Employee Directors’ Stock Plan

Pursuant to the 1995 Restricted Stock Plan for Non-Employee Directors (the “1995 Ditectors’ Plan™), the directors’ stock vests for each
director upon the date three years from the date of issiie and is subject o forfeiture prior to such date upon termination of the director’s
service, at no cost to the Company. As of December 31, 2006 and 2005, the Company had issued a toral of 43,173 and 27,173 shares,
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respectively, pursuant to the 1995 Directors' Plan and had a total of 56,827 and 72,827 authorized shares, respectively, thar had noe been
issued. For 2006, 2005, and 2004, compensation expense resulting from the amortization of the value of these shares was $229.711,
$33,783, and $30,571, respectively. 7

A’summary of the activiry under The Restricted Seock Plan, and its predecessor plan, and the 1995 Directors’ Plan and related infor-

mation for the three years in the period ended December 31, 2006 is as follows:

2006 2005 2004
Nonvested shares, beginning of year 1,271,548 1,307,966 1,286,824
Granted 46,928 39.220 - 230m
Vested ‘ (56,116) (75,638) {1.869).
Forfeired (747) - . -
Nonvested shares, end of year 1,261,613 1,271,548 1,307,966
Weighted-average grant date fair value of nonvested shares, beginning of year $ 2437 | % 2356 % 23.33
Weighted-average granc date fair value of shares granted during the year $ 3375 | § 3767 3% 36.13
Weighted-average grant date fair value of shares vested during the year $ 2122 | § i730 § 23.08
Weighted-average grant date fair value of shares forfeited during the year $ 3415 | § - $ -
Weighted-average grant date fair value of nonvested shares, end of year $ 2485 | § 2437 $ 23.56
Grant date fair value of shares granted during the year $ 1,583,605 $ 1,477,478 $ 831,419

The grant date value of unvested awards at December 31, 2006 issued undcr the Company 5 resmctcd stock plans was approxlmately $10.8
million with a weighted-average vesting period remaining of apprommately 3 5 years. The vesting periods for the restricted shares granted dunng
20006 ranged from 30 to 120 months. During the second quarter of 2006, the Company withheld 12,757 shares of common stock from one of

its officers to pay estimated withholding taxes related to restricted stock that vested in the quarter. The shares were immediately retired.

\

" Dividend Reinvestment Plan

The Company is authorized 1o issue 1,000,000 shares of Common Stock to shareholders under the Dividend Reinvestment Plan. As of
December 31, 2006, the Company had a total of 326,172 shares issued under the plan of which 4,468 shares were issued in 2006 and
17,216 were issued in 2005.,

Emplo_yer Stock Purchase Plan

In January 2000, the Company adopted the Employee Stack Purchase Plan, pursuant to which the Company is authonzcd to issue
shares of Common Stock. As of December 31, 2006 and 2005 the Company had a toral of 608,240 and 636,653 shares authorized under
the Employee Stock Purchase Plan, respectively, which had not been issued or optioned. Under the Employec Stock- Purchast: Plan, each
cligible employee in January of each year is able to purchase up to $25,000 of Common Stock 4t the lesser of 85% of the market price on
the date of grant or 85% of the markct price on the dare of exercise of such opuon (the* Exermse Dare’ ) The number of shares subject to
each year's optlon becomes fixed on  the date of grant. Opuons granted undcr the Employee S[O( k Purchase Plan cxp:rc if not exercised 27
months after each such option's date of grant. Cash received from cmployccs upon exercising options under the Employee Stock Purchase
Plan for the years ended December 31, 2006, 2005, and 2004 was $0.4 million, $0.3 million and $1.3 million, respectively.
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A summary of the Employee Stock Purchase Plan activity and related information for the three years in the period ended December 31,
20006 is as follows:

2006 2005 2004

Qutstanding, beginning of year 158,026 141,037 - 157,354

Granted 148,698 119,730 103,452

Exercised (14,958) (12,132) {48,785)

Forfeited (65,135) (45,659) {25.448)

Expired {55,150 (44,950) {45,536}
Outstanding and exercisable at end of year 171,481 158,026 141,037
Weighted-average exercise price of optiens cutstanding,

beginning of year $ 2828 | § 2797 % 24.86
\)E/cighrcd-avcmgc exercise price of options granted during the year | § 2828 | % 3460 3 30.39
Weighted-average exercise p;rice of options excrcised during the year | $ 2834 | § 2578 % 25.81
Weighted-average exercise price of options forfeited during the year | $ 3039 | § 3169 8 27.56
Weighted-average exercise price of options expired during the year | § 3039 | § 2486 $ 23.80
Weighted-average exercise price of options outstanding, end of year | $ 3055 | § 2828 § 27.97
Weighted-average fair value of options granted dusing che year
- (calculated as of the grant date) $ 655 | § 774 8§ 6.29
Intrinsic value of eptions exercised during the year $ 167,552 $ 84,749 b 726,677
Intrinsic value of options outstanding and exercisable

(calculated as of December 31) $ 1,470,417 $ 64,729 3 1,795,933
Range of exercise prices of options outstanding

(calculated as of December 31} ) $ 27.07-$34.60 | § 28.283-3$28.28 $ 23.80-$30.39
Weighred-average contractual life of outstanding options

(calculated as of December 31, in years) 0.8 0.3 - 0.8

The fair values for these options were estimated at the date of grant using a Black-Scholes options pricing model with the weighted-
average assumptions for the options granted during the period noted in the following table. The risk-free interest race was based on the
U.S. Treasury constant maturity-nominal two-year rate whose maturity is nearest to the date of the expiration of the latest option
ourstanding and exercisable; the expected life of each option was estimated using the historical exercise behavior of employees; expecred
volatility was based on historical volatility of the Company's stock; and expected forfeitures were hased on histerical fotfeiture rates within

the look-back period.

2006 2005 2004
Risk-free interest rates 4.82% 3.08% 1.27%
Expected dividend yields : 6.68% 7.5% 8.68%
Expected life (in years) : 1.46 1.51 1.54
Expected volatilicy 19.9% 19.4% 19.2%
Expected forfeiture rates 76% 76% 76%
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11, EARNINGS PER SHARE
- The table below sets forch the computation of basic and diluted earnings per share as required by FASB Statement No. 128, “Earnings
Per Share” for the three years in the period ended December 31, 2006.

Year Ended December 31,

{Deollars in thousands, except per share data) 200¢ 2005 2004
Weighted Average Shares
Weighted Average Shares Quistanding 47,803,571 47 746,562 45,015,205
Unvested Restricted Stock Shares (1,275,314) (1,281,347) (1,308,677}
Weighted Average Shares - Basic 46,527,357 46,465,215 43,706,528
Weighted Average Shares - Basic 46,527,357 46,465,215 43,706,528
Dilurive effect of Restricred Stock Shares 930,052 894,134 867,671
Dilutive effect of Employee Stock Purchase Plan 41,028 47 449 53,276
Weighted Average Shares - Diluted 47,498,937 47,406,798 44,627 475

Earnings Available to Common Stockholders

Income from Continuing Operations $ 35507 | § 35891 0§ 41,111

Discontinued Operations 4,212 16,777 14,422

Net income $ 39719 [ § 52668 8 55533
Basic Earnings Per Commeon Share

Income from Continuing Operations per common share $ 076 | § 077 & 0.94

Discontinued Operations per common share 0.09 0.36 0.33

Net income per common share $ 085 | % 1.13 % 1.27

Diluted Earnings Per Common Share

Income from Continuing Operations per common share % 075 | 3 076 $ 0.92
Discontinued Operations per common share .09 0.35 0.32
Net income per common share $ 084 | § .11 % 1.24

12. COMMITMENTS AND CONTINGENCIES
Construction in Progress

As of Decemnber 31, 2006, the Company had a net investment of approximately $28.0 million in three developments in progress, which
has a total remaining funding commitment of approximately $38.8 million. The Company anticipates completion of these developments
in the second and third quarters of 2007. The Company also has an investment of $10.1 million in a land parcel in Hawaii on which the
Company anticipates it wilt begin construction of 2 $64.6 million medical office building in late 2007. The Company has a total remaining
funding commitment of approximately $54.4 million and anticipates completion of the building in 2009. In addition, the Company antic-
ipates beginning a $26.3 million development project, involving two medical office buildings in Colorado, in the first quarter of 2007 with

an anticipated completion date in che first quarter of 2008.
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Other Construction Commitments

Construction continues on a 61,000 square foot, $20.1 million medical office building in the state of Washington. The project is being
developed by a joint venture in which the Company holds a 75% equity interest. Construction of the building is being funded by mort-
gage debr of approximately $15.0 million and by partership capital of approximately $5.1 million, of which the Company will contribute
$3.8 million. As of December 31, 2006, the Company had funded approximately $1.6 million of its capital contribution. Completion of
the building is expected in the second quarter of 2007.

The Company also had various remaining first-generation tenant improvement obligations totaling approximately $6.5 million as of

December 31, 2006 related 1o properties that were developed by the Company.

Operating Leases

As of December 31, 2006, the Company was obligated under operating lease agreements consisting primarily of the Company's corpo-
rate office lease and ground leases related to 35 real estate investments wich expiration dates through 2079. The Company's corporate office
lease covers approximately 30,934 square feet of rented space and expires on Qctober 31, 2010, with two five-year renewal options. Annual
base rent on the corporate office lease increases approximately 3.25% annually and the Company's ground leases generally increase annu-
ally based on increases in CP1. Rental expense relating to the operating leases for the years ended December 31, 2006, 2005 and 2004 was
$4.0 million, $3.5 million and $2.7 million, respectively. The Company's future minimum lease payments for its operating leases as of
December 31, 2006 are as follows (in thousands):

2007 $ 301
2008 3.053
2009 3,160
2010 . 3,101
2011 2,580
2012 and thereafter 204,163

3 219,068

Legal Proceedings

On October 9, 2003, HR Acquisition | Corporation (f7k/a Capstone Capital Corporation, "Capstone”), a wholly-owned affiliare of the
Company, was served with the Third Amended Verified Complaint in a sharcholder derivative suit which was originally filed on August
28, 2002 in the Jefferson County, Alabama Circuit Court by a shareholder of HealchSouth Corporation. The suit alleges thac certain offi-
cers and directors of HealthSouth, who were also officers and directors of Capstone, sold real estate properties from HealthSouth to
Capstone and then leased the properties back to HealthSouth at artificially high values, in violtion of their fiduciary ebligations to
HealthSouth. The Company acquired Capstone in a merger transaction in October, 1998. None of the Capstone officers and directors
remained in their positions following the Company's acquisition of Capstone. The complaint secks an accounting and disgorgement of
monics obtained by the allegedly wrongful conduct and other unspecified compensatory and punitive damages. There is currently a stay
on discovery in the case. The plaintiff and certain defendants in the case reached an agreement to settle a portion of the claims presented
in the case and such setlement was approved by the court in January 2007. This settlement did not include the Company or several other
defendants. The Company will defend itself vigorously and believes that the claims brought by the plaintiff are not meritorious.

In May, 2006, Methodist Health System Foundation, Inc. (“the Foundation”) filed suit against a wholly-owned affiliate of the Company
in the Civil District Court for Otleans Parish, Louisiana. The Foundation is the sponsor under financial support agreements which support
the Company's ownership and operation of two medical office buildings adjoining the Methodist Hospital in east New Orleans. The
Foundation received substantial cash proceeds from the sale of the Pendleton Memorial Methodist Hospital to an affiliate of Universal
Health Services, [nc. in 2003. The Foundation's assets and income are not primarily dependent upon the operations of Methodist Hospital,

which has remained closed since Hurricane Katrina struck in August 2005. The Foundation's suit alleges that Hurricane Karrina and its
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aftermath should relieve the Foundation of its obligations under the financial support agreements. The agreements do not contain any
express provision allowing for termination upon a casualty event. The Company believes the Foundation's claims are not meritorious and
will vigorously defend the enforceability of the financial support agreements.

The Company is not aware of any other pending or threatened litigation that, if resolved against the Company, would have a material

adverse effect on the Company's financial condition or results of operations.

Purchase Contracts
The Company has executed a purchase agreement to acquire a property in Tennessee for approximarely $7.3 million, which closed

during the first quarter of 2007,

Hurricane Casualty Losses

The Company owns two multi-story office buildings in New Orleans, Louisiana that sustained flood and wind damage from Hurricane
Katrina in August 2005. The buildings in Louisiana were temporarily closed after the hurricine, but were restored and re-opened on
February 1, 2006.

The Company has insurance coverage for damage caused by wind and fload, subject to certain deductibles and limitations. Estimated
insurance recoveries, pursuant to the policy provisions, total approximately $2.1 million and are applicd first to repairs and clean-up expen-
ditures (to the extent not subject to coverage limitations), and then to capital replacements. Through December 31, 2006, the Company
estimated its expenditures related to rerurning the New Orleans properties to their previous operzting condition, as required by the contrac-
wal arrangements with tenants/sponsors, to be approximarely $4.7 million. The $4.7 million estimare includes estimates for repairs, clean-
up expenditures, and capital replacement expenditures.

As of December 31, 2006, repairs and other expenditures necessary to return the properties o their previous operating condition were
substantially completed. The Company received insurance proceeds totaling approximately $0.9 million during 2006 and had a remaining
receivable of approximarely $1.2 million at December 31, 2006 which is included in other assets on the accompanying Consolidared Balance
Sheet. The Company recognized approximately $0.7 million and $1.9 million of net caSualty fosses during the year ended December 31, 2006

and December 31, 2005 respectively, which are included in depreciation expense in the accompanying Consolidated Statement of Income.

13. OTHER DATA (UNAUDITED)
Taxable Income

The Company has elected to be taxed as a REIT, as defined under the Internal Revenue Code of 1986, as amended. To qualify as a
REIT, the Company must meet a number of organizational and operational requirements, including a requirement that it currentdy
distribute at least 90% of its taxable income to its stockholders.

Asa REIT, the Company generally will not be subject to federal income tax on taxable income it distributes currently to its stockholders.
Accordingly, no provision for federat income taxes has been made in the accompanying Consolidated Financial Statements. If the Company
fails ro qualify as a REIT for any taxable year, then it will be subject ro federal income taxes ar regular corporare rates, including any applicable
alternative minimum tax, and may not be able to qualify as a REIT for four subsequent taxable years. Even if the Company qualifies as a
REIT, it may be subject to certain state and local taxes on its income and property and to federal income and excise tax on its undiserib-
uted taxable income.

Earnings and profits, the current and accumulated amounts of which determine the raxability of distributions to stockholders, vary from

net income because of different depreciation recovery periods and methods, and other items.
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The following rable reconciles the Company's consolidated net income to taxable income for the three years ended December 31, 2006:

Year Ended December 31,

2006 AnnualReport f HEALTHCARE REALTY TRUST

@ Before REIT dividend paid deduction,

Characterization Of Distributions

(I thousands) 2006 2005 2004
Net income $ 39719 | & 52668 § 55533
. [tems to Reconcile Net Income to Taxable Income:

Depreciation and amortization 19,499 15,519 12,189

Gain or loss on disposition of depreciable assets 5,010 2,851 668
Scraight-line rent (2,296) (97) (1,570}

VIE Consolidation 1,110 3,183 6,861
Provision for bad debt 2,603 8273 (4,200}

Deferred compensation 3,832 4,314 3,554

62 Other 5,210 (2,494) (2,225)
—_— 34,968 31,549 15,277
Taxable income ™ $ 74,687 | § 84,217 $ 70,810

Distributtons in excess of earnings and profits generally constitute a return of capital. The following table gives the characterization of the
distributions on the Company's cemmeon shares for the theee years ended December 31, 2006, 2005 and 2004, For the three years ended
December 31, 2006, 2005 and 2004, there were no preferred shares outstanding. As such, no dividends were distributed for those periods.

2006 2005 2004

Per share % Per share % Per share %

Common Shares:
Ordinary Income
Return of Capiral
20% Capital Gain
Unrecaprured section 1250 gain

Qualified 5-year Capital gain

Common Shares distributions

§ 148 56.17% $ 177 67.37% $ 163 6378%
1.14 43.00% 0.74 28.20% 0.92  36.22%

0.02 0.83% 0.12 4.43% - -

3 2064 100.00% $ 263 100.00% $ 255  100.00%
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14. FAIR VALUE OF FINANCIAL INSTRUMENTS

The carrying amounts of cash and cash equivalents, receivables and payables are a reasonable estimate of their fair value as of December 31,
2006 and 2005 due 1o their short-term nature. The fair value of notes and bonds payable is estimated using cash flow analyses as of December
31, 2006 and 2005, based on the Company's current interest rates for similar types of borrowing arrangements. The fair value of the mortgage
notes receivable is estimated either based on cash flow analyses at an assumed marker rate of interest or at a rate consistent with the rates on
mortgage notes acquired by the Company recently. The fair value of the notes receivable is estimared using cash flow analyses based on assumed
market rates of interest consistent with rates on notes receivable entered into by the Company recently. The table below details the fair value and

carrying values for notes and bonds payable, mortgage notes recetvable and notes receivable at December 31, 2006 and 2005.

December 31, 2006 December 31, 2005
(fn millions) Carrying value Fair value  Carrying value Fair value
Notes and bonds payable " $ 8300 8§ B529 | % 7784 § 771.6
Mortgage notes receivable $ 739 % 704 | § 1058 § 106.0
Notes receivable, net of allowances $ 94 § 92 | § 116 3§ 11.2

® n June 2006, the Company terminated rwo interest rate swaps on a notional amount of $123 million, where the underlying debt was
$125 million of the Senior Notes due 2011. Prior to terminatton, the swaps had the effect of converting fixed raes 1o variable rates with

respect to the notional amount. The fair value at December 31, 2005 includes the effect of the two interest rate swaps.

15. SUBSEQUENT EVENTS
Dividend Declared

On January 23, 2007, the Company declared its quarterly Common Stock dividend in the amount of $0.66 per share (§2.64 annual-
ized) payable on March 2, 2007 to sharcholders of record on February 13, 2007.

Sale of the Senior Living Portfolio

The Company announced on February 26, 2007 its plan to sell its portfolio of senior living assets. The portfolio includes 62 real estate
properties and 16 mortgage notes and notes receivable, including properties related to all of the Company's 21 VIEs, six of which were
consolidated by the Company. See Note | for mare information on these VIEs, Sales of the senior living properties are expected to close
during the first and second quartets of 2007, subject to the terms of definitive agreements customary to these types of transactions.
Praceeds of the sales are expected to fund repayments of debt on the Company's Unsecured Credir Facility due 2009 and the payment of
a one-time special dividend to its shareholders, Subsequent 1o the anticipated sales, the Company intends to reset its quarterly dividend 1o

an amount commensurate with the smaller asset base resulting from the sales.
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Managemenc has analyzed the impact of the plan 1o sell the assets in accordance with SFAS No. 144 and has concluded thar these assets
met the held for sale criceria during the first quarter of 2007. The major categories of assets and liabilities as of December 31, 2006 and
2005 and results of operations for the years ended December 31, 2006, 2005, and 2004 of the real estate properties and mortgage notes

and notes receivable to be sold which are included in the Company's Consolidated Financial Statements are shown in the table below.

2006 AnnualRepot / HEALTHCARE REALTY TRUST

December 31,
(Dollars in thousands) 2006 2005
Balance Sheet data (as of the period ended):
Land $ 15082 |[$§ 15008
Buildings, improvements and lease intangibles 317,881 313,965
Personal property 7.640 7,119
340,603 336,092
64 Accumulated depreciation {71,254) (60,574)
Real estare properties, net 269,349 273,518
Cash and cash equivalents 439 189
Mortgage notes receivable 56,957 52,232
Other assets, net 14,339 15,935
Total assets $ 341,084 |§ 343874
Notes and bonds payable $ 92,005 |¥§ 9,147
Accounts payable and accrued liabilities 3,392 3,996
Other liabilities 744 685
Total liabilities $ 13,141 |§ 13,828
December 31,
2006 2005 2004
Statements of Income data (for the years ended):
Revenues
Master lease rental income $ 2492 ($§ 2255 § 19,178
Straight-line rent 0 (2,059 455
Mortgage interest income 5,913 3,538 968
Other operating income 19,380 18,841 16,078
50,213 42,885 36,679
Expenses
General and administrative 529 542 509
Property operating expenses 719 1,262 2,274
Other operating expenses 17,035 15.882 14,517
Bad debr expense, ner 299 11 (437)
{nterest 599 411 9
Depreciation 10,685 9,817 8,568
29,866 27,925 25,440
Income from Continuing Operations $ 20347 | $ 1490 $ 11,239
Income from Continuing Operations per basic common share $ 044 | $ 032 § 0.26
Income from Continuing Operations per diluted common share 3 043 | § 032 % 0.25
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16. SELECTED QUARTERLY FINANCIAL DaTA (UNAUDITED)
Quarterly financial information for the years ended December 31, 2006 and 2005 is summarized below. The results of operations have

been restated, as applicable, to show the effect of reclassifying properties sold or to be sold as discontinued operarions as required by SFAS

No. 144,

Quarter Ended
(In thousands, exceps per share dasa) March 31 June 30 Seprember 30 December 31
2006
Revenues from continuing operations 3 63,968 % 67029 % 68066 3§ 65,819
Income from continuing operations $§ 788 § 11742 8 8,223 § 7,056
Discontinued operations b 4,609 3 {236} 3 (160) § (1
Ner income $§ 12495 § 11,506 % 8,063 3§ 7,635
Basic Earnings per common share:
Income from concinuing operations $ 017 3 025 % 018 § 0.16
Discontinued operations $ 0.10 % 000 § (0.01) 3% -
Net income $ 027 § 025 § 017 § 0.16
Diluted Earnings per common share:
Income from continuing operations ) 0.17 § 0.25 % 017 % 0.16
Discontinued operations $ 009 § (001 3§ - -
Net income 3 0.26 3 0.24 $ 0.17 L3 0.16
2005
Revenues from continuing operations $ 59911 8§ 59963 $ 65676 8§ 66222
Income from continuing operations $ 9,943  § 7905 3 7562 § 10,481
Discontinued operations 3 10,805 3 3662 § 1,103 % 1,207
Net income $ 20,748 § 11,567 $ 8,665 by 11,688
Basic Earnings per common share:
Income from continuing operations $ 022§ 017§ 016§ 0.22
Discontinued operations 3 023 % 008 § 0.03 § 0.03
Net income b 045 % 225 3 0.19 & 0.25
Diluted Earnings per common share:
Income from continuing operations $ 021 % 217 % 006 % 0.22
Discontinued operations 3 023 § 007 & 002 § 0.03

Net income $ 0.44 3 024 § 0.18 $ 0.25
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CoMMON STOCK

Healthcare Realty Trust Incorporated Common Stock is traded on The New York Stock Exchange under the symbol HR.
As of December 31, 2006, there were approximately 1,564 shareholders of record. The following table shows, for the fiscal
periods indicated, the quarterly range of high and low sales prices of the Common Stock.

High Low

2006 .

First Quarter 3 3880 % 32.96

Second Quarter 38.90 31.25

Third Quarter : 38.79 31.90

Fourth Quarrer 42.83 37.30
2005

First Quarrer 3 4103 % 35.25

Second Quarter PR 35.83

Third Quarter 41.36 37.36

Fourth Quarter 40.19 31.01

COMPARATIVE PERFORMANCE GRAPH

The SEC requires the Company to include in this Annual Report to Sharcholders a line graph that compares the yearly percentage
change in cumulative total shareholder return on the Company’s Common Stock with (a) the performance of a broad equiry marker indi-
cator and (b} the performance of a published industry index or peer group. The following graph compares the monthly percentage change
in the return on the Company’s Common Stock since January 1, 2001 with the cumulative total return on the Total Return Index for
Equity REITs, published by the National Association of Real Estate Investment Trusts, Inc. and the Russell 3000 Index. The graph assumes

the invescment on January 1, 2001 of $100 and thac al! dividends were retnvested at the time they were paid.
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Period Ending

Index 12/31/01 12/31/02 12/31/03 12/31404 12/31/05 12/31/06
Healthcare Realty Trust, Inc. 100.00 113.0 149.63 182.44 159.86 204.88
Russell 3000 100.00 78.46 102.83 115.11 122.16 141.35

NAREIT All Equity REIT [ndex 100.00 103.82 142.37 187.33 210.12 283.78
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CORPORATE ADDRESS
Healthcare Realty Trust Incorporated
3310 West End Avenue, Suite 700
Nashville, Tennessee 37203
Phone: (615} 269-8175
Fax: (615) 269-8461

Web Site: www.healthcarerealty.com

FEmail Address: communications@healthcarereatty.com

INDEPENDENT PUBLIC AUDITORS
BDO Seidman, LLP

Ctlark Tower

5100 Poplar Avenue, Suite 2600

Memphis, Tennessee 38137-2601

TRANSFER AGENT
Computershare Trust Company, NA
¢/o Computershare Investor Services
PO. Box 43010
Providence, Rhode Island 02940-3010
Phone: 1-800-733-5001
Common CUSIP #: 421946104
Senior Notes Due 2011 CUSIP #: 421946AF4
Senior Notes Due 2014 CUSIP #: 421946AF1

Web Site: www.computershare.com

DivipEND REINVESTMENT PrLaAN

A Dividend Reinvestmenct Plan is offered as a convenience to
shazeholders of record who wish to increase their holdings in
the Company. Additional shares may be purchased, without
service or sales charge, through automatic reinvestment of
quarterly cash dividends. For information write Computershare
Investor Services, PO. Box 43010, Providence, Rhode Island
02940-3010, or call 1-800-733-5001. Information may also be

obtained ar the transfer agent’s website, www.computershare com.

DirecT DErosIT OF DIVIDENDS

Direct deposit of dividends is offered as a convenience to
stockholders of record. For informarion, write Computershare
Investor Services, PO. Box 43010, Providence, Rhode Island
02940-3010, or call 1-800-733-5001.

Foarm 10-K

The Company has filed an Annual Report on Form 10-K for
the year ended December 31, 2006, with the Securities and
Exchange Commission. Sharcholders may obtain a copy of
this report, without charge, by writing: Investor Relations,
Healthcare Realty Trust Inc., 3310 West End Avenue,
Suite 700, Nashville, Tennessee 37203. Or, via e-mail:

communications@healthcarerealty.com.

CERTIFICATIONS

The Company’s chief executive officer and chief financial
officer have filed the certifications required by Section 302 of
the Sarbanes-Oxley Act of 2002 with the Securities and
Exchange Commission as exhibits to the Company’s Annual
Report on Form 10-K. In additon, the Company’s chief
execurtive officer certified to the New York Stock Exchange in
2006 thar he was not aware of any violation by the Company
of the New York Stock Exchange’s corporate governance
listing standards.

ANNUAL SHAREHOLDERS MEETING

The annual meeting of shareholders will be held on May 15,
2007, at 10:00 a.m. at 3310 West End Avenue, Suite 700,
Nashville, Tennessee.
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Management

BoARD OF DIRECTORS

Board of Directors (L-R)
Marliese E. Mooney
Consultant, Hospital Operations
David R. Emery:
Chairman of the Board and Chief Execuzive Officer
J. Knox Singleton
President and Chief Executive Officer, INOVA Health Systems
Dan §. Wilford
Retired President and Chief Executive Officer,
Memorial Hermann Healthcare System
Batey M. Gresham, Jr, AlA
Founder, Gresham Smith & Partners
Bruce D. Sullivan
Retired Audis Parener, Ernst & Young LLP
Edwin B. Moxris 111
Managing Direcior, Morris & Morse Company Inc.
C. Raymond Fernandezr M.D.
Chief Executive Officer and Chief Medical Qfficer, Piedmont Clinic
Errel L. Biggs, Ph.D.
Direcior, Censer for Health Administration, University of Colorado

Timothy H. Staggs

Associate Vice President, Corporate Compliance
Rita H. Todd

Corporate Secretary
Bethany A. Mancini

Assaciate Vice Presidens, Corporate Communicazions
Stephen E. Cox

Vice President and Assistant General Counsel
Connie M. Seal

Asseciate Vice President and Tax Manager
James M. Albrighe

Vice President, Assee Mandagement
Leigh Ann Stach ’

Vice President, Financial Reporting
William R. Davis

Associate Vice President, Information Technology
Rebecca T. Oberlander

Assoctate Vice President, Human Resources
Fredrick M. Langreck

Senior Vice President, Treasurer and Assistant Secretary
David L. Travis

Vice President and Chicf Accounting Gfficer

Kimberly R. Sullivan
Associare Vice President, Asser Adminiseration

END

& CORPORATE OFFICERS

1.D. Carter Steele

Senior Vice President and Chief Operazing Officer
John M. Bryant, Jr.,

Senior Vice Presidens and General Counsel
B. Douglas Whitman, I1

Senior Vice President, Real Estate Investment
David R. Emery

Chairman of the Board and Chief Execurive Officer
Score W, Helmes

Senior Vice President and Chief Financial Officer

Robert E. Hull

Associate Vice President, Asset Administration
Steve L. Standifer

Associate Vice President, Design and Construction
Revell M. Lester

Asseciate Vice Presiden, Projece Development Services
Stephen D. Denney

Asiaciate Vice Presidens, Real Estate Investments
James C. Douglas

Vice President, Asset Adminisiration
Todd J. Meredith :

Assaciate Vice Presidens, Real Estate Investments
Marthew J. Lederer

Associate Vice President, Real Fstate Investments
Amy M. Poley

Asspeiate Vice Presidens, Real Estare Investments

1.C. Caudell

Vice President, Director of Asset Managemens
Gilbert T. Irvin

Vice President, Operationg
Anne C, Barbour

Vice President, National Asset Manager
Chad D. Mclntyre

Asseciare Vice Presidens, Director of Operations
Julie A. Wilson

Vice President, National Asset Manager
Amy A, Byrd

Associare Vice President, National Asset Manager




